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corporetion (“Tegant”).

LEASE AGREEMENT

THIS LEASE (“Leasz”) dated es of the 15t day of May, 2004, is made by and between SCHNITZER
INVESTMENT CORP.,, an Oregon corporation (“Landlord™), and LONGVIEW FIBRE COMPANY., 8 Washington

ARTICLE I: DEFINITIONS

1.1 Defined Terms. The following terms shall have the meanings specified in this Section, unless
otherwise specifically provided. Qther terms may be defined in ather pants of the Lease.

(a) Landlord:

(b) Landlord's Address:

With a Copy 10:

(c) Landlord's Address for payment
of Rent

(d) Teoant

() Tenant's Address:

{f) Tenant's Use:

(g) Project

(b) Building:

SCHNITZER INVESTMENT CORP.

¢/o Scknizer Northwest, LLC
Atn: SIC Aasct Manager

225 108% Avenue, NE, Suite 400
Bellevue, WA 98004
Telephone: {425) 452-3700
Facsimile: (425) 454-1505

Ball Jmik LLP

10 SW Main Saeet, Suire 1100
Portland, Oregon 97204

Am: Bredley S. Miller
Telephone: (503) 228-2525
Facsimile: (503) 295-1058

Schaitzer Investment Corp.

PO Box 94734

Seartle, WA 98124

LONGVIEW FIBRE COMPANY

Biliing Address:

. Longview Fibre Company

5901 East Margina] Way South
PO Box 24867
Seattle, WA 98124

Notice Address:

Longview Fibre Compeny
5901 East Marginal Way South
PO Box 24867

Seattle, WA 98124

Anzption: Senior Vice President-Container Group
With An Additional Copy To

Longview Fibre Company

P.0. Box 639

Laongview, WA 98632

Ann: Senior Vice President Industrial Relations &
General Counsel

The storage and distribution of paper products and
corrugated materizls specific to Temant's business and
for oo other purposes.

Seattle Distribution Center, including all buildings and
Commozn Areas thereon and related thereto, os Jegally
described in Exhibit *A” and depicted on the Project Site
Plap attached as Exhibit “B."

That certain building designated as Building A oo the
Project Sitc Plag attached bereto as Exhibit B with a
rentable area of approximately 124,030 square feet.
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(i) Premises: Approximately 17,488 rentzble square feet
(approximately 113 rentable square fzet of which is
office space) as depicted ob the attached Exhibit “C,"
and commonly known as 6705 East Marginal Way
South, Seattle, WA 98101,

() Term: Commencing on May 1, 2004 and expiring on Apxil 30,
2007.

(k) Scheduled Commencement Date:  May 1, 2004

(1) Base Rent:

Months Rent PRSF (Mo.) Mouothly Installments
5/1/04 - 4/30/05 $0.4200 $7,320.00
5/1005 - 4/30/06 $0.4410 $7,687.00
5/1/06 - 4/30/07 §0.4542 $7.917.00

(m) Prepaid Rent: . None

() Security Deposit: $7.917.00 (Landlerd already has $5,742.00 in
Landlord's possessioe)

(o) Tenant's Share of Building: 14.09%

(p) Teoant's Share of Project: 10.19%

(@) Surface Parking Spaces: Unreserved surface parking spaces in the Project shall be
provided for the non-cxclusive use of Tenant, its
employees and visitors.

(r) Broker(s): Schnitzer Northwest LLC, representing Landlord
(“Leadlord's Broker")

Nope representing Teant (“Tenant's
Broker™)
{s) Exhibits: Exkibit A: Legal.Deseription of Project

ExhibitB:  Project Site Plan
Exhibit C: Floor Plan

Exhibit D: Intentionally Deleted
Exhibit E Intentionally Deleted
Exhibit F: Inteationally Deleted
Exhibit G: Estoppel Certificate
Exhibit H: Rules and Regulatons

ARTICLE II: PREMISES AND COMMON AREAS LEASED
2 Premises

(@) Landlord hereby leases 10 Tenant, and Tenant hereby leases from Lapdlord, subject 1o the
pravisions of this Lease, certain premises as more fully deseribed in Section 3.1 below (“Premiscs”) Jocated within that
ceriain building (Building”) owned by Landlord and which is 8 portioa of the “Project” identified in Section 1.1(g).
The Site Plan for the Project attached hereto as Exhibit B is attached for location reference purpases only and shall not
constitute a representation or warrarty by Landlord to be the £inal plan of the Project, or to require Landlozd to build
any improvements, or (o otherwise camply with the sitc plan or require Landlord 10 lease space to & particular tepant or
type of tenant. .

(t) The reniable areas of the Premises and of the Building specified in Section 1.1 are
appreximate. Tenact is satisfied with such approximations and with Landlord's measurement of the rentable areas of
the Premises and of the Building. Tenant acknowledpes that, except as otherwise expressly set forth in this Lease,
eeither Landlord nor any agent, praperty manager or broker of Landlord bas mads any representation or warranty with
respect 1o the Premises, the Building, the Common Areas or the Project of their smwbility for the conduct of Tenant's
business, the Premises is leased in its “As-Is" condition existing at the time of sxecution of this Lease,

22 Common Areas. In addition to tbe Premises, Tenant shall have the non-cxclusive right to use in
common with other 1enants and/or occupants of the Project, the following arcas eppurtensnt to the Building: parking
nreas and facilitiss, roadways, sidewalks, walkways, parkways, plezas, levces, driveways and landscaped areas and
similar arcas and facilitics situated within the exterior arcas of the Project end oot otherwise designated for the
exclusive or restricted use by Landlord and/or individua) tenants of other buildings located withip the Project
(collectively, "Common Arcas™). Tenant's right to utlize the Common Areas shall ar all times be subject to
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Lam#ord's teserved cights therein a5 described in Section 17.5 heveof, the Rules and Regulations referred o i
Section 17.15 hereof and all encumbrances, easements, ground leases, and covenants, conditions and restrictions
("CC&Rs") now or bereafter affecting or encumberiog the Project.

ARTICLE II: IMPROVEMENTS

kR ] Premises As-Is. Tenant has occupied the Premises under that certain Lease Agreement between
Landlord and Tenant dated March 1, 2001 (the “Old Lease") which expired on Apri) 30, 2004 exd is familiar with
the condition of the Premises and is leasing the Premises in its “As-ls” condition and Landlord shall have po
obligations to make any impro 5 to the Premises. Upon the Cor Date, Landlord shail be fully and
unconditionally seleased of all claims, liebilities, accounts of canses of action, both known rod unkpown, arising out
of the Old Lease. Landlord will reimburse Tenant for Tenznt's out of pocket reasonable attameys’ fees incurred by
Tenant in the negotiation of this Lease in an amount not to exceed $3,000.00, which amount shall be pajd within
thirty (30) days efter Tenant's delivery to Landlord of a written invoice 2od supporting documentation.

ARTICLEIV: TERM

_ The Term sball commence on the Commencement Date, as set forth in Section 1.1(j). The Term shalt
expire upon the date sct forth in Section 1.1(j), unless sooner terminated as hereinafter provided.

ARTICLE V: RENT

5.1 Base Rent. The Base Rent ("Base Reat”) shall be-as set forth in Section 1.3(1). The Basc Rent
shall be paid in advance on the first day of esch and every month during tbe Term to Landlord at the address set
forth in Section 1.1(c) bereof or at such other place as Landlord may direct in writing, without any prier notice or
demand therefor and without any abatement, deduction, offset ar setoff whatsoever. 1f the Term commenezs on any
day other than the first day of 3 calendar manth and/or ends on any day otber than the fast day of a calendar moath,
Base Rent for the fraction(s) of 2 roonth 8t the commencement and/or upon the expiration of the Term shall be
prorated based upon the actual number of dayz i such fractional monthy(s). Simultaneously with execution of this
Lease, Tenant shall deposit with Landlord the Prepaid Rent idertified in Section 1.1(m), which sum shall be applied
by Landlord as indicated in said Section 1.1{m).

52 Additional Rent. In eddition to Base Rent, Tennnt shall pay to Landlord all sums of mogey or
other charges required to be paid by the Tenant upder this Lease (oher than Base Reat and the Prepaid Rent),
including but not limited to Tesant's Share of Operating Expeoses (as defined i Article VI hereof) (all such sums
being herein deemed “Additional Reat”), and whetber or ot the same are designated *Additional Rext” the same
shall be payable in lawful money of the United States of America without deduction, set-off or abatement
whatsoever, Any Addjtional Rent provided for in this Leasc shal! become due with the next monthly insmillment of
Base Rent unless otberwise provided. The term “Rect”, as used in this Lease, shall refer collectively to “Base Rent”
and “Additional Rent.”

53 Late Payment. If any payment of Rent is nol received by Landlord within five (S) days after the
same is due, Tegant shall pay to Landlord a late payment charge equal to five perceat (5%) of the amount of such
delinquent psyment of Rent io addition to the installment of Rent then owing, regardiess of whether or not a notice
of defauht s been given by Landiord. In addinion, Tenant shall pay interest on such late payment and late charge
from the due date of the late payment st an interest rate equal to the higher of: (a) twelve percent (12%) or (b) the
prevailing prime (reference) rate as published by Bank of America (or any successor bank) at its Seastle main branch
office, or any successor raie of interest, plus three (3) percentage points, but in no event higher than the maximum
rate permited by applicable law (hereafter the “Default Rate™), until such amounts are paid. Landlord and Tenant
recognize that the damages which Landiord will suffer as 2 result of Tenant's failure to timely pay Reot are difficult
or impracticable 1o ascertain, and agree that said mterest and lete charge arc a ressonable approximation of the
damages which Landiord will suffer in the event of Tenant's late payment. This provision shell not relieve Tenant
from payment of Rent at the time and in the mammer herein specified  Acceptance by Landlord of any such interest
and lale charge shall not constitute a waiver of Tenant's default with respect to said overdue amouat, nor shall it
prevent Landlord from exercising any other rights or remedies available to Landjord,

54 Seeurity Deposit. Tenant will simmiltaneously with executicn of this Lease, deposit with Landlord
the sum specified in Section 1.1(n) of this Lease. This sum shall belong to Lagdlord and shall constitute partial
cansideration for the execution of this Lease. Landiord shall pay Tenant the 1emaining balance thereof, without any
liability for interest thereon, within thirty (30) days afier the expiration or prior termination of the Lease Term, or
any extension thereof, if and only if Tenant has fully performed all of its obligations under the terms of this Lease.
Landlord shall be entitled to withdraw from the deposit the amount of any unpaid Bace Rent, Additional Rent or
other charges not paid 1o Landlord when due, and Tenant shall immediately re-deposit an amount cqual to that so
withdmwn within three (3) days of demand.

ARTICLE VI: ADDITIONAL RENT AND CEARGES
6.1 Operating Expenses. In addition to Basc Renz and other sums payable by Tenaat under this
Lease, Tenant shall pay to Landlord, as Additional Ren!, Tenant's Share of the Operating Expeases (s such term is
defiped below).

(2) Estimated Expenses.

35\ Agsel Managementindustrial - Greaiy Seattle' SIC\Lensing\SDClongview renewalile

LFC000896



@ -

(i) Upon {he Commencement of the Lease Term, and thereafter prior to the
commencement of each calendar year occurring wholly or partially within the Tenm or as soon as practical
thereafier, Landlord shall estimate the anmn! Operating Expenses payable by Tenant pursuant to this provision, and
Tenant shall pay to Landlord on the first day of each mooth in edvance, one-twelfth (1/]2th) of Tenant"s Sharc of
such estimated amount. n the even that during any calendar year of the Term, Landiord determmnes that the sctaal
Operating Expenses for such year will exceed tite estimated Operating Expenses, Landlord may revise such estimate
by written potice to Tenant, and Tenant shall pay to Landlord, concurrently with the reguiar monpthly reat payment
next due following the receipt of the revised estimate, en amount equal w the difference between the tnitia) monthly
estimate and the revised monthly estimate multiplied by the sumber of months expired during such calendar ycar
and shall also pay an amount equal o the revised monthly estimatz for the month of such payment Subsequent
instaliments shall be payzble concurrently with the regutar monthly Base Rent due for the balance of the calendar
year and shal) continue ungl the next calendar year's estinmie is rendered or Landlord next revises its estimste of
Operating Expenses, whichever occurs sooper. In no event shall Tenant be required to pay Controllable Expenses in
excess of the Controllable Expense Cap. As used herein “Controlleble Expenses™ are those Opersting Expenses for
which Landlord bas exclusive contro} over the amount of increase over such Operating Expenses (as determined by
Landiord in its cole discretion), and in no event shall Controllable Expenses include insurancs premiums, utility
charges, Real Property Taxes, or the cost of any repair, maintenance, replacernent or cepital improvements pecessary
or prudent for the operation af the Project. As used herein, the Controllable Expense Cap shall be an amount equal
fo the amount of the C liable Exp for the Building and the Project during the calendar year 2004, which
cap amoun; shall be annually increased by five percent (5.0%) on each January | thereafler. Notwithstanding the
faregoing, if there are Operating Exp during any calendas year pertaining to the installation or replacement of
capital improvements that are necessary or prudent for the operatian of the Project, in no event shall Tenant's Shaye
of such Operating Expenses exceed $25,000 with sespect to any single casualty event (whether insured or uninsured)
and in no event shall Tenant's Share of such Operating Expenses during the initial term of this Lease exceed
$100,000.

(i) Within one hundred twenty (120) days following the end of each yearor &
reasonable tme thereafter, Landlord shall provide Tenant with a written statement of the actual total Operating
Expenses for such year and there shall be an adjustment mede to sccount for any difference between Tenant's Share
of the actual and the estimated Operating Expenses for the previous year, If Tenant has overpaid the amount of
Operating Expenses owing pursuant to this provision, Lendlerd shell, provided Tenant is not in defaul: bereunder,
credit such overpayment to Tenant's account. 1f Tenant has underpaid the amount of Operating Expenses owing
pursuant to this provision, Tenant shall pay the total amount of such deficiency to Landiord as Additional Rent with
the next payment of Base Reat due under this Lease following delivery of written notice of said deficiency from
Lsodlord to Tenant. .

(iif) I the event the average occupancy level of the Building or Project, as the case
rapy be, for any celendar year was or is not one bundred percent (100%6) of full occupancy, then the estimated
Openating Expenses and actua] Operating Expenses for such year sball be proportionately adjusted by Landlord to
reflect those costs which have ocerrzd bad the Building and/or Project, as the czse may be, beep one hundred
percent (100%) occupied during such year,

@iv) Landlord shall keep its books of account and records conceming Operating
Expenses in compliance with generally accepted accounting principles and reizin the same for two (2) years efter the
calendar yeat for which they were prepared. Unless Tenant objects in writing regarding specific discrepancies in tbe
Operating Expense calculations for any calendar year within ninety (90) days after receipt of Landlord's final
calculations for such calendar year, Tenant shall be deemed to have approved the same and to have waived e right
to object to such calculations.

(®) Defined Terms.

()] Operating Expenses Inclusions. For purposes of this Lease, “Operating
Expeases” means an amount equivalent 1o the total of sl expenses and costs incurred in conaecton with the
ownership, operation, management, maintenance, repair and replacement of the Project, the Building and the
Commen Artas, including, but in no way limited to, the following:

A The costs of operating, maintaining, repairing and replacing the Projeet,
the Building and the Comon Areas, including but got limited to: gardening and landscaping; painting; lighting;
sanitary control; personal property taxes; public liability insurance and property damage insurence; utilities for
Common Areas; liccnses and fees for Common Aree facilities; sweeping; removal of snow and ice, trash, rubbish,
garbage and other refuse; repaining, restriping and resurfacing of parking erce; and maintenance of 2nd property
taxes on personal property, machinery and equipmeat used in Commoz Ares maintenance.

B. Al Rezl Property Taxcs (as dcfined below) assessed against the
Project, the Building and/or the Common Areas, as epplicable, including land, building(s) (including the Building)
and improvements thereon or theyeto.

cC. Alj premiums for lisbility, terrorism, fire, extended coverage and other
insurance the Landlord reasonably deems pecessary and keeps in force on or with respect to the Project, the Building

of which the Premises nre a part and/ar the Common Areas, es the case may be, and commercially reasonable
deductibles payable in connection therewith.
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D, The cost of operating, meintaining, repairing and replacing any
electrical, mechanical, automatic fire sprinkler and other utilities systems serving the Premises which serve the
Premises in common with the entire Building.

E The cost of maintepance, repair and replacement of the structural and
non-structural portions of the roof, roof membrane, exterior walls, foundation, and other extericr portions of the
- Project and Building, and reasonable reserves for the same.

E. Ressonzble property mansgement charges (which amount shall not
excesd four percent (4%) of the Project's gross receipts through December 31, 2005) together with the costs incurred
in the opcration of 2 management office relating to the Project, including, but not limited to the cost of rent and
utilities with respect thereto.

G. Costs of replacements and improvements which are pecessary to
adequately maintain or protect the Project, the Building and/or the Common Areas, as the case mny be, and/or which
are required by law or governmental regulation enacted after the date of this Leass, which aro of a capital nature (as
determined by GAAP accounting) to the extent amortizotion over the useful Life thereof is applicable to the periods
during the Lesse Term, and reasonable reserves for the same.

H Any ather costs levied, assessed or imposed by o at the direction of, or
resulting from statutes or regulations o interpretadans thereof pronmuigated by any federal or eovemmcnlal
authority io connection with the usc o occupancy of the Project.

L Assessments made o or with respect to the Project made pursuant 1o
any CC&Rs, Local Improvement District conditions and/ar owner's associations affecting the Project, or any
portion thereof. i

I Reasonnble reserves for replacement of improvements located iz, o or
under the Project or Common Areas.

| & Compensation (including wages and employer paid benefits and taxes }
of employtes and coptractors engaged in the operation and maintensace of the Project, aod/or Building, whick
amount shall not exceed $36,750 per year through December 31, 2005,

(i) Operating Expense Exclusions, Nomthstmdmg the foregoing, Operating
Expenses to be reimbursed by Tenant shall not include:
A, Exp which are sep ly moetered or caleulated for the Premises
o otber leased area of the Project or the Building, as the case may b=, which expenses shall be billed separately to
Tenant or such ather tenant(s), as applicable.

B. Costs incurred in conpection with the initial construcnon or design of
the Building ar w correct defects in the original construction or design of the Building.

C. Depreciation.

D. Costs, fines or penalties incurred due to violetion by Landiord of any
applicable law.

E. Expenses incurred by Landlord ic respect of individual tecants and/or
the improvement of renovetion of tonants’ feaschold improvements, including leasing commissions, attorneys' fees
arising from lease disputes arising out of a tenant's failure to pay rent under its leas= and other specific costs
incurred for the account of, scparately bilted to and paid by specific wpants.

F. Repairs or replacements to the exieat that the cost of the same is
recoverabic by the Landlord pursuant to original construction warranties.

G. Interest on debt of capital retirement of debt, and costs of capital
improvements except as expressly provided above,

H. Legal fecs and disbursements relating to the catity that owns the
Project. .

L Costs incurred dus to the gross negligence of Landlord or breach by
Landlord of its abligations under any lease.

Additional Rent payable by Tenant which would not otberwise be due until after the date of the expiraton
or earlier termination of the Lease shall, if the exact amount is uncertain at the time this Lease expires or terminales,
be paid by Tenan! to Landlord upon such expiretion or terminetion in an amount to be determined by Landlord, with
ap adjustment to be made once the exact emount is known.

(i) Tenant's Share. For purposes of this Lease, “Tenant’s Share” means the
percentage, s set forth tn Section 1.1(o) or Section 1.1(p), 2s appropriats, and obtained by dividing the Rentable
Area of the Premises by the aggregate Renwmble Area of sll premises available for leese, whether leased or not, in the
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Buildiog or the Project, as applicable with respect 1o any specific Operating Expense, subject to adjustmens in the
event of changes in Renmble Area of the Project, Building and/or Premises. Notwithstanding the above, Landlord
shall have the right, but not the obligation, to equitably adjust Tepant's Share of any specific Operating Expense so
as to render such expense paysble proportionately by those tenants benefitzd by the same or otherwise in ordex 10
appropriately allocate such Operating Expense to cover the arca covered by sush Operating Expense.

(iv)  Real Property Taxes. For purposes of this Lease, “Real Property Taxes™ shall
consist of all rea] estate taxes and all other taxes relating to the Building, the Project, the Common Areas and/or the
Project, as applicable, all other taxes which may be levied in licu of real estate taxes, al) assessmenss, local
improvement districts, assessment bonds, levies, fzes and other povernmental charges, inchuding, but not limited 1o,
cherges for traffic facilities and fmprovements, water service stdies, and impro or y to be
expended because of governmental orders, whether general or special, ordinary or extraordinary, unfateseen as well
as foreseen, of any kind and nature for public improvements, services, benefits, or any other purpose, which are
assessed, levied, confrmed, imposed or become a lien upon the Building or any portion of the Project, and/or the
Common Areas, or become payable during the Term (or which become paysbie after the expirstion or earier
termination hereof and are attributable in whole or in part to any period during the Term hereo), together with all
costs and expenses incurred by Landlord in successfully contesting, resisting ot 8ppealing any such taxes, rates,
duties, levies or assessments. “Real Property Taxes” shall exclude any franchise, estate, inheritance ot succession
-transfer tax of Landlord, or any federal or state income, profits or reveme tax or charge upon the net income of
Landiord from al! sources; provided, bowever, that if st any time during the Term there is lovied or ascessed against
Landlozd a federal, state or local tax or excise tax on rent, ar any other tax however described oo account of sent or
gross receipts or any portion thereof, Tenant shall pay one husdred percent (100%) of the Tenant's Share of any said
tax or excice applicable to Tenant's Rent as Additional Rent.

62 Tenznt’s Personal Property Taxes. Tenant shall pay or cause to be paid, priar 1o delinquency,
any and all wxes and asscssmenss levied upon all trade fixtures, inventories and other real or personal propesty
placed or installed in and upon the Premises by Tepant. If any such taxes on Tenant's personal property or trade
fixtures arc levied againsi Landlord or Landlord's property or if the assessed value of the Building is increased by
the inclusion therein of 8 value placed upon such real or personal property or wade fixrures of Tenam, and if
Landlord pays the 1xes based upon such incrensed sssessmext, Tenant shafl, upon demand, repay w Landlord the
@xes so Jevied or the portion of such wxes resulting from such increase in the assessment.

ARTICLE VIE INSURANCE

71 Laudiord’s lnsurance. During the Term, Landlord shall procure and maintain in full force and
effect with respect to the Building (i) a policy or policies of property insurance (incloding, to the extent required,
sprinkler leakage, vandalism and malicious mischief coverage, and any other endorsements required by the bolder of
any fee or leasebold mortgage and earthquake, flood and terrorism insurence to the extent Landlord reasenably
deems prudent and/or to the extent required by any martgagee); and (ii) a policy of commercial lisbility insurance,
in the form and content accepteble to Landlord, insuring Laodlord's ectivitics with respeci to the Prenmises, the
Common Arcas aod the Project for loss, demage or liability for personal injusy or death of any person or loss or
damage to property occurting in, upon or about the Premises, Comunon Areas or Project. If the annual prernjums
charged Landlord for such casualty and/or liability insurance exceed the standard premiurn rates because the nature
of Tenant's operations results in increased exposure, then Tenant shall, upon receipt of appropriate premium
mvoices, ramburse Landlord for such increased amount. Landlord shall have the right, at its option, © keep and
meiniain in full force and effect during the Term such other insurance in such amounts and on such terms as
Landlord and/or any mortgagees or the beneficiary of any first brust deed against the Building, or the portion of the
Project, may reasomably require from time to time in form, in amounts and for insurance risks against which a
prudent Landlord would protect itself, including bt not limited to rental abatement, remal interruption, earthquake,
flood and terrorism insurance. )

72 Tepant's Public Lisbility. Tenant shall, at its own cost and expense, keep and maintain in full
force during the Term and any other period of occupancy of the Premises by Tenant, a policy or policics of
comumereial lisbility insurance, written by 8 reputable insurance company authorized to do business in the State of
Oregon in form and content acceptable to Landlord insuring Tenant's activitics with respect to the Premiscs, the
Common Areas and the Project for loss, damage ar liability for personal injury or death of any person or Joss or
damage fo property occurring in, upon of about the Premises in an amount of ot Jess than Three Million Dollars
(53,000,000) cambined single limit. The policy shall insure the hazards of the Premises and Tenant's operations
therein, shall inchide independent contractor and contractual liability coverage (covering the indemniry contained in
Section 7.8 hereof) aud shatl (a) pame Landlord, Landlord’s menaging agent and the Lapdlord’s mortgagee mder a
mortgage or bepeficiary under a deed of trust either baving & licn against the Building or Project (the “Lender”) as
an sdditiogal msured; (b) contain a cross-biability provision and; (c) contain a provision that the insurance provided
hereunder shall be primary end non-contributing with any other msurance available to Landiord.

. 13 Tenant’s Property and Other [osurance. Teuant shall, at its own cost and expense, keep snd
maimzin o full force during the Term and any other period of oocupancy of the Premises, 8 policy or policies of
standard form property insurance insuring against the perils of fire, extended coverage, vandalism. malicious
mischief, special extended coverage and sprinkler leakage, This insurance policy shall be upon all property owned
by Tenant, for which Tenant is legslly liable or that was installed at Tenant's expense, and which is Jocated in the
Premises, including without limitation, furpiturs, fittings, installations, cabling, fixtures (otber thap the
improvernents mstalled by Landlord), and any other personal property, in the amount of not less than one hundred
pereent (100%) of the full replacement costs thereof
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74 Form of Insurance/Certificates. All policies shall be written in & form sstisfactory to Landlord
and shall be taken out with insurance companies licensed in the state in which the Building is loeated and holding &
Genetal Policy Holder’s Rating of "A™ and a financial rating of “X" or berter, as set forth in the most current issues
of Best's Insurance Guide. Tepant chall furish to Lapdlord, prior ts Tenant's cotry into the Premises and thereafier
within ten (10} days priot to the expiration of each such policy, a certificate of insurence (or renewal thereof) issuzd
by the insurance carrier of each policy of insurance carried by Tenant pursuant bereto and, upon request by
Landlosd, a copy of each such policy of insurance. Said certificates shall expressty provide that such policics shall
not be cancelable or subject to reduction of coverage below the mininmm amounts required by this Lease or
required by any lender having an interest in the Building or otherwise be subject to modification except after thirty
(30) days prior written netice to the parties named as insured ic Section 7.2.

15 Tenant's Fallure. If Tenant fails to mainsain any insurance required in the Lease, Tenant shall be
liable for any loss or cost resulting from said (ailure, and Landiord shall have the nghx to obain such insurance on
Tenant's behalf and at Tenant's sale expease. This Seetion 7.5 shall oot be desmad to be a waiver of any of
Landlord's rights and dies under any other section of this Lease. If Landlord obtains apy insnrance which is the
responsibility of Tenant to obtain under this Article VIL, Landlord shall dsliver to Tenant a written statement setring
forth the cast of any such insurance and shawing in reasonable detail the manner in which it has been computed and
Tezant shall promptly remit said amount as Additional Rent to Landlord.

26 Waiver of Subrogation. Any all risk policy or policies of fise, extended coverage or similar
cagualty insurance which either party obtains in connection with the Building, the Premises or Tenant's personal
property thorein shall include & clause or end denying the insurer any rights of subrogaticn against the other
party to the extent rights have boen waived by the inswred prior to the occurrence of injury or loss. Leandlord and
Tenant waive any rights of recovery against the other for liability, injury or Joss duz t hazards covered by insurance
contaming such & waiver of subrogation clause or endorsement to the extent of the lisbility, injury or loss covered

. thereby or required to be covered under Sections 7.1 and 7.2 of this Lease.

1.7 Tenant’s Properties and Fixtures. Tenant assumes the risk of damage to any furniture,
equipmzat, machinery, goods, supplies or fixtures which are ar remain the property of Tenant or us to which Tenant
rerains the right of removal from the Premisas, except to'the extent due to the gross negligence or willfil misconduct
of Landlord. Tenant shall oot do or keep anything in or about the Premises (except those things Tenant presently
does and keeps in connection with the uses set forth in Section 10.1) which will in any way tend to increase
insurance rates paid by Landlord and maintained with respect to the Premises and/or the Project unless Tenant pays
directly to Landlord the increase cast of the premiums. In no event shall Tenant carry on any activities which would
invalidate any insurance coverage maintained by Landlord. Ifal eny time Tenant's occupancy or business in, or on,
the Premises, whether or not Landlord has consented to the same, results in any increase in premiums for the
insurance carried by Landlord with respect to the Building and/orthe Project, Tenant shall pay any such increase in
premiums.as Additiona] Rent withia ten (10) deys afier being billed therefare by Landlord. In detzrmining whether
increased premiuns are a result of Tenant's use of the Building, a schedule issued by the orpanization computng the
{nsurance ate on the Building and/or the Project showing the various components of such rate shall be conclusive
evidence of the several items apd charges which make up such mte. Tenant shall promptly comply with all
reasonable requirements of the insurance uoderwriters and/or any governmental authority baving jurisdiction
thereover, necessary for the maintenance of reasonable fire and extended insurance for the Building and/or the
Project.

1.8 Indemnification,

() Tenant, 2¢ a material part of the consideration to be rendered to Landlord, hereby
indernifies and agrees 1o defend and hold Landlord, Landlord's mamaging agent and Lender, the Premises, and the
Project harmiess for, from and against (i) any and all ability, pennlncs. losses, damages, costs and cxp ds
causes of action, claims, judpments or appeals arising from any injury to any person or persons of any damnpe to m}
pmperty to d:c m:m as a result of Tenant's or Tenants' oﬂ‘mets employees, agents, assignees, subtenants,
or invitees' use, ion or control of the Premises
during the Tmn. ar nsuhmg from any breach or default in the pcrformancc otmy obligation to be performed by
Teoant bereunder or for which Tenent is responsible under the terms of the Lease or pursuant to any governmental ar
insurance requirement, arising out of Tenant's specific use of the Premises (as opposcd to Tenant's general occupancy
of the Premises) or to the extent arising fram any act, oeglect, fault or omission of Tenant or any of Tenant’s officars,
employees, agents, servants, subtenants, coneessionaires, licensets, contractors or invitees, and (ji) from and against alt
reasonable legal costs and charges, including reasonable attorneys' and other reasonable professional fees, incurred in
and about any of such matters and the defense of any action arising out of the same or in discharging the Project and/or
Premnises or any part thetreof from any and all liens, charges or judgments which may accrue or be placed thereon by
reason of any act or omission of the Tenant, except and t the extent as may arise out of the gross negligence or willful
misconduct of Landlord and/or its agents, enmployess or contractors. .

) Landlord, as 2 material part of the consideration to be rendered to Teqant, bereby
indermifies and agrees to defend and hold Tenant and the Premises harmless from and against (f) any ard all.liability,
penaltics, Josses, damages, costs and expenses, denmnds, causes of ection, claims, judgments or appeals arising from
any injury to any person or persons or any damage to any property to the extent &s a result of Landlord’s or Landlord's
employees, ageats, or contractors, gross negligence er willful misconduct, or resulting from any breach or default in the
performance of anry obligation to be performed by Lardlord hereunder or for which Landlard is responsible under the
terms of the Lease or pursusnt to any goveramental or insurance requirersent, and (i) frem and against all reasonable
legal costs end charges, including reasonable attomeys’ and other reasonable professiona! fees, incurred in and about
any of such matiers and the defense of any action arising out of the same or in discharging Tenant and/or Premises or
any pait thereof from 2oy and all liens, charges or judgments which may accrue or be placed thereon by reason of any
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£t or omission of the Landlord, except and 1o the extent 25  may arise out o!'lh: ncghgcuce or willful misconduer of
Tenant and/or its officers, ageats, employess, assignaes, X \ , coDtractors, or mvitees,

() 1n no eveat shall Landlord, its ageats, employees and/or contractors be lisbje for any
personal injury or death or property damage caused by other lessees or peesons in ar about the Premises, the Project
and/or the Building, as the case may be, or caused by public o; quesi-public work, or for consequential damages arising
out of any loss of the use of the Prexmises or any cquipment or facilities therein by Tenant or apy person claiming
through or under Tenant

() In the event of the concurrent negligence of Tenant, its sublessees, sssigoees, invitees,
agents, employees, cantractors, or licensees on the ane hand and the negligence of Landlord, its agents, exaployees or
confractors on the other hand, which concuzrent negligence results in injury or damage to persons or property of any
nature and bowsoever caused, and relates to the construction, alteration, repair, addition to, subtraction from,
improvement to or mai of the C Areas or Premises such that RCW 4.24.115 is applicable, then (i)
Tenant's obligation to indernnify Landiord as set forth in this Section 7.8 shall be limited to the cxtent of Tensat’s
asgligence and that of Tenant's officers, sublessees, assignees, mvitees, agents, employees, contraciors or licensees,
including Tenant's propertional share of costs, reasonable attormeys® fees and expensces incurred in comection with any
claim, ection or proceeding brought with respect to mch injury or damepe; and (if) Landlord's obligation to indemmify
Tenant as set forth in this Section 7.8 shall be lirmited to the extent of Landlord’s negligence and that of Landlord's
officers, agents, employees, orli including Landlord's propartional share of costs, reasomble
attomneys’ fees and exp incurred m e ti wuhmydmncuouowmwedmgbmughlmmrespeclwmh
injury or darmage.

(e) LANDLORD AND TENANT HEREBY WAIVE AND AGREE THAT IT WILL NOT
ASSERT ITS INDUSTRIAL INSURANCE IMMUNITY UNDER TITLE 51 RCW IF SUCH ASSERTION WOULD
BE INCONSISTENT WITH THE RIGHT OF THE OTHER PARTY TO INDEMNIFICATION PURSUANT TO
THIS ARTICLE 7. THE PARTIES AGREE THAT THIS PROVISION WAS MUTUALLY NEGOTIATED AND
RELATES ONLY TO A WAIVER OF IMMUNITY WITH RESPECT TO THE OTHER PARTY AND NO THIRD
PARTY, INCLUDING BUT NOT LIMITED TO, ANY INJURED EMPLOYEE OF EITHER PARTY, SHALL BE A
THIRD PARTY BENEFICIARY QF THIS PROVISION.

7.9 Damage to Tenzot's Property. Notwithatanding the provisions of Section 7.8 to the conmary,
except to the extent due to the gross negligence or willful miscanduct of Landlord, Landleord, its agents, emplayezs
and/or contractors shall not be Lisble for () any damage 1o property entrusted to employees or security officers of the
Project or the Building. (if) loss or damage to any property by theft ar otherwise, or (iii) any injury or damage o
persons ot property resulting from fire, explasion, falling substances or mmterials, steam, gas, electricity, water ar
rain which may leak from any part of the Building, the Common Areas, or the Project ot from the pipes, appliances
or plumbing work therein or from the roof, street, or subsurface o from any other place or resulting from dampoess
ot gy other cause, except to the extent Landlord receives consideration for such damage or injury from s third
party. Neither Landlord nor its agents, employees or contractors shall be liable for interference with light, Tennot
shall give prompt notice to Landiord and appropriate emergency response officials if Tenant is or becomes sware of
e or accidents in the Building, the Common Azeas or any other portion of the Project o of defects therein in the
fixtures or equipment.

ARTICLE V1II: REPAIRS AND MAINTENANCE

8.1 Landlord Repairs and Maintenance. Subject to Lendlord's right to reimbursement from Tenant
pursuant to Sections 6.1 and 8.3, Laadlord shall at its-expense maintain in good condition and repair tbe souctural
portions of the Building including without limitation the foundation, roof and membrenc end shall maintein in good
condition the exterior of the Building, utilities to their point of conncction to the Premises and the Common Aress of
the Project (including the portions of the utilities systems below the floor sleb of the Premises). Landlord shall not
be liablc for any failure to make any repairs or to perform any maintenance unless such faiture shall persist for an
unressonable time after written notice of the need for such repairs or maintenance is given to Landlord by Tenant.
There shall be no abatement of Rent and, except for the gross negligence or willful misconduct of Landlord or its
employees, no liability of Landlard by reason of any injury 1o or interference with Tenant’s business arising from
the making of any repairs, shterations or improvement in or to any portion of the Premises or is or to fixtures,
appurtenances and equipment therein; provided, that Landlord, its employees, agents and contractors use reasopable
efforts not to unreasonably interfere with Tenant's business in excrcisc of Landlord's rights or obligations
bereunder. Except as may otherwise be expressly set forth hezein, Tenant affirms that (=) neither Laodiord nor amy
agent, employee or officer of Landlord has made any representation regarding the condition of the Premises, the
Building, the Cornmon Arcas or the Project, and (b) Landlord shal) not be obligated to undzrtake any repair,
altzration, remode!, inprovement, painting or cecorgting.

82 Utilities and Services. Subject 1o refmbursement pursuant to Sections 6.1 and 8.3, Landlord shall
furmish or cause to be fumnishad to the Premises lines for water, electicity, sewage and telephone. Tenant skall pay
before delinquency, at its sole cost and expense, all charges for water, heat, electricity, power, telephone service,
sewer service charges and other utilities or sexvices charged or attributable to the Premises; provided, bowever, that
.. if any such services or urilides shall be billed to Landlord and are not separately billed to the Prermises, Tennt shall
pay o Landlord as Additiopal Rent, an amount equal to that proportion of the total charges therefor which the
Rentable Ares of the Premises bears to the rentable area of leased area covered by such charges. Norwithstanding
the above, in the event Tenant uses acy such services during non-standard building hours, Tenant shall pay the
actual cost of such after-bours services used by Tenant. Notwithstanding anything to the contrary contained in this
paragreph, if an interruption or cessation of utilities results from s causz within Landlord’s reasonable control and
the Premises arc not uscable by Tenant, for the conduct of Tenam’s business as a result thereof and Tenant does pot
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in fact use the Premises far five (5) consecutive business days for any purpose including storage, then as Tenant's
sole remedy commencing on the sixth (6%) consecutive business day, Base Rent and appliceble Additional Reot
chall be abated until the eartier to occur of the tion of such interruption or the datc Tenant resumes use of the
Premises.

83 Tepant Repairs and Maintenance. Tenam shall, at Tenant's sole cost and expense, keep,
mxigtain and, to the extent reasonably required, replace the entire Premises, including but not by way of limitation,
all interior walls, doors, ceiling, fixnzes, firnishings, drapes, specialty lamps, light bulbs, starters and ballasts,
subfioors, carpets and floor coverings, elevators and heating, veatilaton, air-conditioning and other utifity and
mechrpical systems within the Premiscs o the exient serving the Premises exclesively, in good repair and in a clean
and safc.condition; provided that Landlord shall have the right to perform such work on behalf of Tenanr in which
event Tenant shall reimburse Landlord for the cost thereof promptly ipon demand therefor. In addition, if any
[epair or Maintenance is necessary or prudent under Section 8.1 or £.2 a¢ a sesult of an act oz omicsion of Tenant of
its agents, employees or cantractors, Tenant shall reimburse Landlord for the entire cost of any such repair or
maintenznce immediately upon written demand therefor. Upos expiration or earlier terminstion of the Term, Tenant
shall surrender the Premises to Landlord in the same condition as when leased, reasonable wear and tear and damage
by fire or other casualty not required to be repaired by Tenant pursuant to this Lease excepted.

84 Non-iability of Landlord. Notwithstanding anything to the contrary conmained in Sections 8.1 or
8.2 above or elsewhere in this Lease, Landlord shall not be in default hereunder or be liable for any damages directly

ot indirectly resulting from, nor sball the Rent herein reserved be abated or rebated by reason of (a) the tmterruption

or curtailment of the use of the Premises as & result of (he installation of any squipment in connection with the
Buildmg or Project; or (b) any failure to furnish or delay in furnishing any services required to be provided by

Landlord, unless and t5 the extent such failurs or delay is caused by accident or any condition created by Landiard's

active gross negligence; or (c) the Limitation, curtatlment, rationing o restriction of the usc of water or clecticity,
gas or any other form of energy or any other service or utility whatsoever serving the Premises or Project

85 Inspection of Premises, Landlord may enter the Premises to complete construction undertaken by
Landlord on the Premises, to inspect, clean, improve or repair the same, to inspsct the performance by Tenant of the
terms and conditions bereof, show the Premises to prospective purchasers, tenants (but only to prospective tenants
during the iast six (6) months of the term of this Lease) and lenders and for all other purposes as Landlord shall

reasonably deem necessary or appropnate; provided, thet Landlord shall use ble efforts not to interfere with
Tenant's business in exercise of Landlord’s rights bereunder. Tenant hereby waives any claim for damages for any
injury or inconvenience to or interference with Tenant's business, any loss of occupancy or quiet enjoyment of the

Premises and any other loss in, upon or about the Premises, arising from exercise by Landlord of its rights hereunder
except as otherwise provided in Article XI bereof.

ARTICLE IX: FIXTURES, PERSONAL PROPERTY AND ALTERATIONS

9.1 Fixtures and Personal Property. Tenant, a1 Tenant's expense, may insiall any necessary gade
fixtures, equipment and fumniture in the Premises, provided that such items ere instatled and are removable without
damage to the structure of the Premises, including, but not limited to, darnage to drywall, doors, door frames snd
floors. Landlord reserves the right to approve or disapprove of eny interior improvements which are visible from
outside the Premises or which violats the CC&R's on wholly asstbetic grounds. Such improvements must be
submitted for Landlord's written approval prior to installation, or Landlord may remove or repisce such items at
Tenznt's sole expense. Said trade fixtures, equipment, furniture and personal property shall rezoain Tenant's
property and shall be maintained in good condition while on the Premises and removed by Tenant upon the
expiration or earfier fermination of the Lease. As s covenant which shall survive the expiration or earlier
termination of the Leass, Tenant shall repair, at Tenant's sole exp or at Landlord's clection, reimb
Landlord for the coat to repair all damage caused by the installation or cemoval of seid treds fixtures, equipment,
furniture, personal propetty or temporary improvements. If Tenant fails ta remove the foregoing items prior to or
upon the expiration or earlier tenmination of this Lease, Landlord, at its option and without liability to Tenant for
loss thereof, may keep and use them or remove any or all of them 2ad cause them to be stored or sold in accordance
with applicable Inw, and Tenant shall, upon demand of Landlord, pay to Lagdlord as Additional Rent hereunder all
costs and expenses incurred by Leandlord in so storing and/or selling said items. In the event any such fixtures,
equipment, and/or furniture of Tenant are sold by Laadlord, the proceeds of such sale shall be spplied, first, to all
expenses of Landlord incurred in connection with storage and sale; second, to any emounts owed by Tenant to
Landiord under this Lease or otherwise, and, third, the remainder, if any, shall be paid to Tenant.

9.2 Alterations. Tenant shall not make or allow to be made any material alterations, additions or
improverpents to the Premises (defined as aiterations, additions or improvemeats costing in excess of $1,000.00
individually or in the aggregate with respect to separate items relating to the same improvement or alteration or any
alterations, edditions or improvernents that affect the structuge or exterior of the Building or any building,
mechanicel, electrical or life sefety system), cither at the inception of the Lease or subsequently during the Term,
withaut obtaining the prior written coosent of LandJord which consent may be withheld in Landlord’s sole discretion
with respect to any alteration, addition or improvement that affects the stucnre or exterior of the Buiiding or any
building, mechanical, electrical or life safety systems. Tenant shall dsliver to Landiord the coptractor’s aame,
references 2nd state license number, a certificate of liability insumnce naming Landlord and Landlord's manager
and lender(s) as an additonal irsured, ac well as full and complete plans and specifications of all such alterations,
additions or improvements, and any sobsequent modifications or additions to such plass and specifications, and no
proposed work shall be commenced or continued by Tenant until Landlord has received and given its written
approvel of each of the foregoing. Landlord shall either approve or disapprove any proposed alteration, addition or
improvement on or before thirty (30) days following receipt of all of the foregoing items. Landiord does not
expressty or implicitly covenant or warrant that say plans or specifications submitted by Tenant are eccumte, safe or
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sufficient or that the same comply with apy applicable laws, ordinances, building codes, or the like. Further, Tenant
shel) indemnify, protect, defend and bold Landlord and Landlord's sgents, employees and contractors and the
Building barmless far, from and against apy loss, damage, liability, claims, cost or expense, including attorneys®
fees and costs, incurred &9 & result of any defects in design, materials or workmanship resuhmg from Tenant's
alterations, additions or improvements to the Premises. All alterations, telepbone or lines,
cables, conduits and equipment and all other additions or improvements to the Premises made by Tenant shall
reoain the property of Tenant unhil termination of the Lease, at which time they ghall, unless otherwise e)ect:d by
Landlond by written natice meam.bemdhecomethepropmycf'T dlord. Landlord may, es s condition 1o
epproval of any such alterstinns, additions or improv quire Tenant to remove any pmmons, counters,
railings, telepbane and telecommimications lines, cables, conduits and equipment and/or other improvemcnts
instlled by Tenant during the Term, and Tenant shall repair all damage resulting from such removal o, at
Landlord's option, shall pay to Landlord sl costs arising from such removal. All repairs, alterations, additions and
restorations by Tenant hereinafter required or permitted shall be denc in 8 good and workmanlike manuer and in
comphante with the plens and specifications approved by Landlord and in compliagce with 2l appliceble laws and
ordmances, building codes, bylaws, regulations apd orders of any federal, state, county, nmmicipal or other public
outhority and of the insurers of the Premnises and as-built plans and specifications shall be provided to Landlord by
Tenant upon completion of the work. If required by Lendlord, Tenapt shall secure at Tenant’s own cost and expense
& coupletion and lien indemmity bond ar othet adequate security, mcluding without limitation an indenmity
sgreement from Tenant’s parcat in form and substance reasonably satisfactory 1o Landlord Tenant shall reimburse
Landlord for Lapdlord’s ble charges (including any professional fees incurred by Landiord and o reasonable
dministrative fee as established by Laodiord from tire to time) for reviewing and approving or disapproving plans
and specifications for any proposed alteradons. Notwithstanding anything to the contrary contained berein, Tegant
shall have o obligation to remove any alterations made under the Old Lease at the end of the term of this Leese.

93 Liens. Tepant shall promply file and/or record, as applicable, all notices of completion provided
for by law, and shall pay and discharge all claims for wark or labor done, supplies furnished or services rendered at
the request of Tenant or at the request of Landlord on behalf of Tenapt, and shall keep the Premiscs and the Project
free and clear of all roechanics’ and materislmen's liens in comnection therewith. Landlord shall bave tbe right, and
shall be given ten (10) business dayt written notice by Tenapt prior to commencemeat of the work, to past or keep
posted on the Premises, or in the immediate vicinity thereof, any notices of nan-responsibility for any construction,
slteration, or repair of the Premises by Tenant 1f any such lien is fled, Tenant shall cause same 1o be discharged of
record within ten (10) days following writien notice thereof, or if Tenant disputes the correctness or validity of any
claim of Lien, Landlord masy, in its rcasonable diseretion, permit Tenant to post or provide security io a form and
amount seceptable to Landlord to insure that title to the Project remeins free from the lien cleimed. If said lien is not
timely discharged Landlord may, but shall pot be required to, tzke such action or pay such amoumnt as may be
pecessary to remove such lien and Tenant shall pay to Landlord as Additiopal Rent any such amounts expended by .
Landlord, together with interest thereon at the Default Rate (as defined in Section 5.3 hereof), within five (5) days
after notice is reccived from Landlord of the amount expended by Landlord.

ARTICLE X: USE AND COMPLIANCE WITH LAWS

10.]  Genera Use and Compliance with Laws. Tenant shall only use the Premises for Tenant's
business described in Section 1.1(f) above, and uses customarily incidental thereto and for no other use without the
prior writlen t of Landlord, which shall not be un:reasonably withheld. Tenant shall, st Tenant's sole
cost and expense, comply with applicable requi ats of municipal, county, state, federal end other applicable
govemmental authorities now or bereafter in force pertaining to Tenant's business operations, alterations and/or
specific use of the Premises and/or the Project, and shall secure any necessary pormits therefore and shall faithfully
observe in the use of the Premiscs and the Project, appliceble municipal, county, state, federal and other applicable
governmental catities’ requirements which are cow or which mmy hereefter be In force. Tenaot, in Tenant's use and

upancy of the Premises, shall not subject or peamit the Premiscs and/or the Project 10 be used in any manner
which would tend 10 damage sny portion thereof, or which wouid increase the cost of any insurance paid by
Landlord with respect thereto. Tenant shall Dot do or permit anything to be done in or abaut the Premises, tbe
Common Areas and/or the Project which will in any way obstruct ar interfere with the rights of other tenants or
occupants of the Common Areas and/or the Projec: or use or allow the Premises or any portion of the Project to be
used for any improper, immoral, unlawful or objectionable purpose, nor shall Tenant cause, maiptain or permit a
puisance in, on or abornt the Premises, the Common Areas and/or the Project. Tenant shall coraply with all
covenants and obligations in the CC&R s which affect the use and operation of the Premises, the Cormmon Areas

and/or the Project.

102 Hszardous Materials.
(8) Defined Terms.

(i) “Hazardous Materials" means, among other things, any of the following, n
any amouar: (1) apy petrolenm or petroleum derived or dexivative product, asbestos in any form, urca formaldehyde
and polychlorinated biphenyls and medical wastes; (b) any radioective substance; (c) any toxic, infectious, reactive,
corrosive, ignitable or fanmnable chemical or chemical compound; and (d) any chemicals, materials or substances,
whether solid, liquid or gas, defined a3 or tncluded in the definitions of “hazardous substences,” “hezardous wastes,”
‘hazardous materials,” “extremely hazardous wastes,” “restricted hazardous wastes,” “toxic substences,” “toxic
pollutants,” “solid waste,” or words of similar import in any federal, swie or local swture, law, ordinance or
regulation or court decisions now existing or hereafier e:usung as (he same may be interpreted by government
offices and agencies.
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(i) “Hazardous Materials Laws™ means any federal, state or jocal statutes, laws,
ordinances ot regulations o7 coun decisions now existing or hereafier existing that euntm), classify, regulate, list or
defme Hazardous Materials or require remedistion of Hazardous Materials

() Compliance with Hazardous Materials Laws. Tenant will not cause any Hazardous
Material to be brought upon, kept, generated or used on the Project in 1 manner of for & purpose prohibited by or that
could resull in liahility under any Hazardous Materials Law; provided, bowever, in no event shall Tepant allow ey

Hazardous Material to be brought upan, kept, genernied or used on the Project other than those Hazardous Materials for .

which Tenant has received Landlord's prior written consent (other than small quantities of ¢leaning or other/industrial
supplies as are customarily used by a tenant in the ordinary course in a general office facility). Tenant, at jts sole cost
and expease, will comply with (and obtain all permits required under) all Hazardous Materials Laws, groundwater
wellhead protection laws, storm water management Jaws, fire protection provisions, and prudent industry practice
relating to the presence, storage, transportation, disposal, release or management of Hazardous Matemls n, on, under
or about the Project that Tenant brings upan, keeps, generates of uses on the Project (inchuding, limitation, but
subject to this Section 10.2, inmnediate digtion of any Hazerd Mnmnlsm,on,undn-oubmnhc?ro]emhm
Teoant brings upon, keeps, generates or uses on the Project in compliance with Hazardous Materials Laws) and in no
event shall Tenant allow any liens or encumbrances pertaining to Tenant's use of Hazardous Materials w atach to any
portion of the Praject. On or before the expiration ot earlier termination of this Lease, Tenant, at its solke cost and
expense, will campletely remove from the Project (regardless whether any Hazardous Materials Law requires removal),
i cormpli with all Hazard Mnmul:uws,nuHmrdausMatmdsTmmauscswbcpmscmm,nn.undaor
about the Project Tenant will not take any l aetion in resp ta the p of any Hazardous Materials in
an, under ot about the Project, nor enter into (or commence pegotiations with rspecl 10) eny senlemient agreement,
consem decree or other compromise with respect to fary claims relating 10 o1 in any way conpecied with Hazardous
Materials in, on, uader or about the Project, without first notifying Landlord of Teuant's inteation to do 50 and
affording Landlord reasonable opportunity to investigate, appeas, intervenr and otherwise assert and protect Landlord’s
interest in the Project. Lapdiord shall have the right from time t time to inspect the Premises 1o determine if Tenaat is
in comphiance with this Section 10.2.

{c) Notice of Actlons. Tenant will notify Landlord of any of the following actions affecting

Landlord, Tenant or the Project that result from or in &ny way relate 1o Tenant's use of the Project immediately afier
receiving notice of the same: (a) any enforcement, clean-up, removal or other governmental or rogulatary actian
mstituted, completed or threatened ander any Hazardous Materials Law; (b) any claim made or threatened by any

. persoa relating to damage, contribunon, Lisbility, cost recovery, compensation, loss or injury resulting fram or claimed
to result from sny Hezardous Material; and (c) any reparts made by any persen, including Tenant, to any environmental
agency relating to any Hazardoas Material, including any complaints, sotices, warnings or nsserted violations. Tenant
will also deliver to Landlord, as promptly as possible and in any event within five (5) busincss days after Tepant first
receives or sends the same, copies of all claims, reparts, complaints, notices, wamings of asserted violstions relating in
any way to the Project or Tenant's use of the Project. Upon Landlord's writien request, Tepant will promptly deliver to
Landiord documentation acceptable 10 Landlard reflecting the legat and proper disposal of al} Hazardous Materials
removed or to be removed from the Premises. All such documeotation will list Tenant or its agent as a responsible
party and the generator of such Hazardous Materials and will not attribute mponsfbxhty for 2ny such Hazardous
Materials to Landlord or Lendlord’s property manager.

(d) Disclosure and Warning Obligations. Tenant acknowledges and agrees that all reporting
and warning obligations required under Hazardous Materials Laws resulting from or in any way relating to Tenant's
use of the Premises ar Project are Tenant's sole responsibility, regardless whether the Hazardous Materials Laws
permit ar require Landlord to report or warn.

(e) Indemnification. Tenant releases and will indemmify, defend (with counsel reasonably
acceptable to Landlord), protect and bold harmless the Landlord end Landlord's agents, employees and contractors for,
from and against any and all claims, liabilities, damages, josses, costs and expenses whatsorver ansing or resulting, in
whale or in part, directly or indirecty, from the presence, treatment, storag, fransportation, disposal, release or
management of Hazardous Materials in, on, undet, upon or from the Project (including water tables and atmosphere)
that Tenant brings upor, keeps, generates ot uses on the Premises ar the Project. Tenant's obligations under this
Section include, without limitation and whether for ble or unforeseesble, (8) the costs of any required ar pecessary
repair, clean-up, detoxification or decontamination of the Project; (b} the costs of inplementing any closure,
remediation or other required action in connection therewith as stated above; (c) the vatue of any loss of use aod any
diminution in value of the Project, and (d) consulants’ fees, experss’ fees and response costs. The Tmm s obligations
under this section survive the expiration or earlier termination of this Lease.

f) Hazardous Materizis Representation by Landlord. Landlord represents to Tenant that,
10 its actual knowledge and except as Landlord has previously disclosed to Tenant, Landiord has not caused the
generation, storage or release of Hazardous Materials upon the Prémmises, except in accordance with Hazardous
Materials Laws and prucent industry practices regarding construction of the Premises.

(3] Environmental Site Assessments. Upon request by Landlord during the term of this
Lease, prior to the exzreise of any rencwal term and/or prior to vacating the Premises, Tenan? wil] obtain and submit to
Landlord an épvironmental site assessment from an envirommental consulting company reasonably accepteble 10
Lapdiord.

103 Signs. The Tenant shall not paint, display, inscribe, place or affix any sign, picmre, advertisement,
notice, lettering, or direcdon oa any part of the outside of the Building or the Project or visible from the outside of
the Premises, the Building or the Praject, except as fust approved by Landlord.

1 18:AAsse1 Manzgement\ingustrial - Greacer Seaztle\SIC\Leasing'SDOUongview renewalik

LFC000904



e -

ARTICLE XI: DAMAGE AND DESTRUCTION

1L1 Reconsiruction. If the Building is damaged ar destoyed during the Term, Lundlord shat, except
as hereinafier provided, diligently repair or rebuild it to substantially the condition in which it existed immediataly
prior to such damage or destructian. If Landlord is obligated or elects to repair ot restore 8s herein provided,
Landlord shall be obligated 1o make repair or restoration of only those partious of the Premises which were initially
provided at Landlord’s expense or as pant of the original installation by Landlord for Tenavt and the repair and/or
restaration of other items within the Prexgises shall be the obligation of the Tensnt.

112 Rent Abatement. Rent due and payable hereunder shall be ebated proporuonately during any
period in which, by reason of any such damage ar destruction, there is substantial interference with the operation of
Tenant's business in the Premmises. Such abatement shal] continue for the period commencing with such damage or
destruction and ending with a substantial completion by Landlord of the work of repair or reconstruction which
Lacdlord is abligated or undertakes to do. If it be determined that continuntion of busi is not practical pendimg
reconstruction, and if Landlord does ot clect to or is unable to provide alternative temporary space for continnatiop
of such business, then Rent due and payable hereunder shall sbare, until reconstruction is substantially completed of
until business is totelly or partially resumed, whichever is the carlies, Tenant shall not be entitled 10 any claim,
compcmmon or demeges for loss in the use in the whole or any pan of the Premises (including loss of business)
and/or any inceavenience or annoyance occasionsd by such damage, repair, reconstruction or restoration.

113 Excessive Damage or Destruction. If the Building or the Premises is danmged or destroyed to the
extent that Jt cennot within Landlord's reasonable discretion, with reasongble diligence, be fully repaired cr restored
by Landlord within the earlier of (i) one hundred twenty (120) days after the date of the damage or destruction, or
(ii) the expiration of the Term hereof, Landlord may terminate this Lease by writtan notice to Tenant within thirty
(30) days of the date of the damage or destruction. If Landlord does nof terminate the Lease, this Lease shall
remain in full force and effect and Landlord shall diligeatly repair and restore the damage 25 soon as reasopsbly
possible.

114 Uninsured Casualty. Notwithstanding anything contained herein o the contrary, in the eveat of
damage to or destruction of all or any portion of the Building, which damage or destruction is not fully covered by
the insurence proceeds received by Landlord under the insurance policies required under Section 7.1 hereinabove,
Landlord may terminate this Lease by written notice to Tenant given within sixty (60) days after the date of notice to
Landlord that said damage or destruction is not so covered. If Landlord does not elect to terminate this Lease, the
Lease shall remain in full force and effect and the Bullding shall be repaired and rebuilt is accordance with the
provisions for repair set forth in Section 11.1 hereinabove.

11.5  Waiver. With respect 1o any damage or destruction which Landlord is obligated to repair or may
elect to repair under the tcrms of this Article X1, end to the extent permitted by law, Tenant hereby waives any rights
to terminate this Lease pursuam to rights otherwise accorded by law to temants, except s expressly otherwise
provided herein.

1.6 Mortgagee's Right, Norwithstanding anything herein to the contrary, if the holder of any
mdebtcdness secured by a mortgage or deed of trust covering the Building and/or the Proje=t requires that the
ds be applied to such indobtedness, then Landiord shall have the right 1o terminate this Lease by
dchvenng written notice of termination to Tenant within fifieen (15) days after such requirement is made. Upon any
termination of this Lease under the provisions bezeof, the parties shall be released without further obligation to the
other from date possession of the Premises is surrendered to Landlord, except for items which e theretofore

accrued and arc thep unpaid.

117  Damage Near End of Term, Norwithstanding anything to the contrary contained in this Article
X1, ic the event the Premises or the Building are subject w excessive damage (as defined in Section 11.3) during the
last twelve (12) months of the Term and rwenty-four (24) months of any appliceble extension pariods, Landlord or
Tenant may clect to terminate this Lease by written notice to the other within thirty (30) days afier the date of such
damage.

ARTICLE XII: EMINENT DOMAIN

In the event the whole of the Premises, Buiiding, Project and/or Common Arcas, as the cass may be, and/or
such part thereof ns shal] substantially interfere with Tenant's use and occupation thereof, shall be taken for any
public or quasi-public purpese by any lawful power o authority by exercise of the right of 2ppropriation,
condemmation of eminent domain, or is sold in liev of ar 1o preven: such taking, then Tenant shall have the cight to
terminaie this Lease ¢ffsctive as of the date possession is 1equired to be surreadered to seid anthoriry. In the event
the whole of the Premises, Building, Project, and/or Common Areas, as the case may be, or such part thereof as shall
substantially interfere with Landlord’s use and occupation thereof, or if any access points to adjoining streets, shall
be taken for any public or quasi-public purpose by any lawful power oz authority by exercise of the right of
appropriation, condemnation or eminent dowain, or is sold in lieu of or to prevent such taking, then Landlord shall
have the right to terminate this Lease effective as of the date possession is requaired to be surrendered to said
authority. Except as provided below, Tenapt shall not assert any claim against Landlord or the wking authority for
any compensation because of such weking, and Landlord shall be entitled to receive the entire amoumt of any award
without deduction for any estete or imterest of Tenant in the Premises. Nothing contained in this Article X1 shall be
deemed to give Landlord eny interest in any scparate gward made to Teaant for the mking of personal property and
fixtures belonging to Tenant or for Temant’s moving expenses. In the cvent the amount of property or the type of
estate taken shall not substantially interfere with the conduct of Tenani's business, Lendlord shall be eatitled to the
entire amoupt of the award without deduction for any estate or.interest of Tenant, Landlord shall prompily proceed
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to restore the Building to substaptially their same condition prior to such parte! taking less the partion thereof lost in
such condemnation, and the Base Rent sall be propartionately reduced by the time during which, and the portion of
the Premises which, Tenant shall have been deprived of possession on account of sa2id taking and restoration.

ARTICLE X(II: DEFAULT

13.1  Events of Default. The occurrence of any of the following events shall constitute an “Event of
Defaul” on the part of the Tenant with or without notice from Landlord:

(2) Teuant shal! fail to pay on ar before the due date any instaliment of Rent or other payment
required pursuant to this Lease;

®) Tenant shall abandon the Premises, whether or not Tenant is in default of the Reot
payments due under this Lease;

(c} Tenant shall fail to comply with any term, provision, or zovenant of this L ease, other than
the payment of Rent ar other sums of money due hereunder, and such failure is oot cured within ten (10) days after
writizn notice thereof to Tenant (said notice being in lie: of, and not in addition to, any notice required 15 a prevequisite
to a forcible entry and detaimer or similar action far possession of the Premises); provided that if the nature of such cure
is such that a longer core period is necessary, Tenant shall only be in default if Tenant shall hoave faied to commence
such cure within said ten (10) dey period and thereafter to bave diligently prosecuted such cure o completion;

) Tenant shall file 8 petition or be adjudged s debtor or banknupt or insolvent under the
United States Bankruptcy Code, as amended, or any similaz law or statute of the United States or any State; ora
recejver or trustee shall be appointed for all or substantially all of the assats of Tenant and such appointment or petition,
if involuatery, is pot dismissed within sixty (60) days of fling; or

(e) Tenant shall make an assignment far the benefit of creditors.
13.2 Remedies.

(a) Upou the occurrence of any Event of Default set forth in this Laase, in addition to any other
remedies available to Lapdlord st law or in equity, Lapdlord shall have the immediate option to terminate this Lease
and el rights of Tenant bereunder. In the event that Landlord shall elect to 5o terminate this Lease, then Landlord may
recover from Tenant: (i) any unpaid rent which as been carped a1 the time of such tenmination phus interest at the rates
contemplated by this Lease: plus (i) the amount by which the wapaid rent which would have been earned afizr
ermination tntil the time of award exceads the amount of such rental loss that Tenant proves could have been
reasonably avoided plus interest at the rates contemplated by this Lease; plus (iif) the worth: at the time of award of the
amount by which the unpaid rent for the balasee of the Term after the tme of awerd exceeds the amount of such renta)
Joss that Tenant proves could be reasanably avoided; plus (iv) the unamortized balance of the value of any free Reat,
temant improvement costs, commissions and any other monztary concessions provided to Tenant pursuaat to this Lease,
25 amortized over the initial Term of this Lease; plus {v) any other emount pecessary to compensate Landlord for all the
damage proximately caused by Tepant's failure to perform Teoant's obligation under this Lease or which in the
ordinary course of things would be likely to result therefrom, including, but nof limited to, costs to restore (ke Premises
to good condition, costs to remodel, renovate or otherwise prepare the Premises, or portions thereof, fos 8 new tepant,
leasing commissions, marketing expenses, atioruzys' fees, and free rent, moving allowsnces and other types of leating
concesaions. As used in Subsections 13.2(a) (i) above, the “waorth at the time of award” is computzd by discounting
such amount at the discount rate of the Federal Reserve Bank of San Francisco at the time of award plus one percent
(1%).

) In the event of any such default by Tenant, Landiord shall also have the right with or
without terminating this Lease, to re~enter the Premises and remove all persons and property from the Premises; such
property may be removed and stored wn & public werehouse or elsewhere at the cost of and for the account of the
Tenant No re-entry or taking possession of the Prernises by Landlord pursuant to this Section 13.2(b) shall be
construed as an aceeptance of a surrendar of the Premises or an election to terminate this Lease unless s wiiiten notice
of such intention is given to Tenant or unless the termination thareof is decreed by & court of competent jurisdiction.

(c) In the event of the vacation or abandonment of the Premisss by Tenant or in the event that
Landlord skall elect to re-enter as provided sbove or shall take possession of the Premisas pursuant to legal proceedings
of pursuagt to sy notice provided by law, then if Landlord does not elect to terminate this 1 eage as provided above,
Landlord may from time to time, without terminating this Lease, either recover all Rent as it becames due o: relet the
Premises or any part thereof for the Term of this Lease on terms and conditions as Landlord at ite sole discretiop may
deem advisable with the right to make alterarions and repairs to the Premises.

. ) In the event that Landlord shall elect to so relet, the rents reczived by Landlord from such
reletting thall be applied: first to the payment of any indebiedness other than Rent due bercunder from Tenaat to
Landlord; second to the payment of any costs of such seletting; third, to the paymsnt of the cost of any altcrations and
repairs to the Premises; fourth, to the payment of Rent dus and unpaid hercunder; and the residual, if any, shall be held
by Laodlord and applied to payment of foture Rent as the same shall become due and payable hereunder. Should that
portion of sach rents received from such reletting during the month which is applied to the payment of Reat be less
than the Rent payable during that month by Tenant hereunder, thea Tenant shall pay any such deficiency to Landlard
immedistely upon dernand therefor by Landlord. Such deficiency shall be caleulated and paid monthly, Tenant shall
also pay to Landlord, es soan a3 is certain, any of the cogts and expenses incurred by Landlord in suck relerdng or in
making such alterations and repairs ot covered by.the rents reczived fram such relstting.
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(¢) Al rights, options and remedies of Landlord contained in this Lease shall be consgued and
held to be cumulative, and o ope of them shall be exclusive of the other, and Landlord shall have the right to pursue
any one or all of such remedies or any other remedy or relief which may be provided by lsw, whether or not stated in
this Lease. No waives of eny default of Tepant hereunder shall be implied fram any accep by Landlord of any
Rent or other payments due hereunder or any omission by Landlord to take agy action an account of such default if
such default persists ot is repeated, and no exp wvushaﬂxﬁcctckﬁxmscxhqm“wpenﬁcdmsudwmvu
The consent ar approval oi'Landlnrd to or of any act by Tenant requiring Lendlord"s consent or approval shall not be
deemyed to waive or render ry Landlord’s or approvel  ar of any subsequen: similar acts by Tenaot.

[¢5] In the event that during the term of this Lease, Tenant commits mare than two (2) acts or
omissions of default for which default notices are given by Landlord pursuant 1o this Article XTI (whether or nat such
d=faults are cured by Tenant), Landlord may, at its option, elect to terminate this Lease, Landlord's election to exercise
its early termination rights shall be effective only upon written notice delivered to Tenant specifying Landlord’s
electon to cause ap early termination of this Lease. Such early termination shall be in effcct when such written notice
is provided to Tenant, Landlord's right of early termination shall be in addition to all other rights and rexeedies
available 1 Landloed st law or in equity.

133 Lapdlord's Default. Landlord shall not be in defauir unless Landlord fails to perform its
obligations under this Lease within thirty (30) days afier written notice by Tenant, or if such faiture is not reasomably
capable of being cured within such thirty (30) day period, Landlard thall not be in default unless Landlord has failed
10 commence the cure and diligently pursue the cure to completion. In no event shall Tenent have the remedy to
termrinate this Lease except upon finaf adjudication of compesent jurisdiction autborizing such default. In no event
shal} Landlord be linble to Tenant or any person claiming through or under Tenant for consequental, exermplary ot
punitive damages.

ARTICLE XIV: FILING OF PETITION

Landlord and Tenamt (as either debtor or debtor-in-possession) agree that if a petition (*Peition”) is filed
by or against Tenant under any chapter of Title 11 of the United Statez Code (the “Bankaupicy Code™), the following
provisions shall apply:

(8) Adcquate protection far Tenant's obligations accruing afier filing of the Pefition and before
this Lease is rejected or assumed chall be provided within 15 days afier filing in the form of & scamity deposit equal to
three months' Base Rent and Additiona] Rent and other Lease charges, to be held by the court or an escrow agent
approved by Landlord and the court

®) The sum of all amounts payable by Tenant to Landiord under s Lease constitutes
ble tion for the occupancy of the Premises by Tepant.

L

(c) Teoant or Trustee shall give Landlord at least 30 days written notice of any abandonment of
the Premises or amy proceeding relating 10 administrative claims. If Tenant abandons without notice, Tenant or Trustes
shall stipulate t entry of an order for relief from stay to permit Landlard to reenter and relet the Premises.

(d) If Teoant failed to timely and fully perfortn any of its obligations under this Leasc before
the filing of the Petition, whetber or not Landlord hes given Tenant written notice of that failure and whether or not any
time perind for cure expired before the filing of the Petition, Tenant shall be deemed to have been in default on the date
the Petition was filed for all purposes under the Bankruptcy Code.

(e) For the purposes of Section 365(b){1) of the Bankrupicy Code, prompt cure of defaults shall
mean cure within 30 days after assomption.

O] For the purposes of Section 365(b)(1) and 365(£)(2) of the Bankruptcy Code, adequate
assorance of funwe performance of this Lease by Tenant, Trustee or apy proposed assignee will require that Tenand,
Trustee or the proposed assignee deposit three months of Base Rent and Additiona) Rent into an escrow fund {to be
held by the court ar an escrow agent approved by Landlord and the courr) as sccunity for such funre performance. In
addition, if this Lease is to be assigned, adequate e of furure performance by the proposed assignee shall
require that: (i) the assigoee have a tangible nee worth not less than the net worth of Tenant a5 of the Commencement
Date or that such assignee's performance be uncopditionally guaranieed by a person or entiry that bas a tanpible net
worth not Jess than the net wonh of Tenant as of the Commencement Date; (ii) the assignee d=toonstrate that it
p 2 history of success in operating 8 business of similar size and complexity in a similar market as Tenant’s
busmcss and (iif) assignee assume in writing all of Tenant's obligations relating to the Premises ot this Lease.

[¢3] If Tenant or Trustee intends to assume and/or assign this Lease, Tenant or Trustee shall
provide Landiord with 30 days written notice of the proposed action, s2parate from-and in addition to any notice
pravided to all creditors. Notice of a proposed assumption shall state the assurance of prompt cure, compensation for
foss andt assurance of furure performance to be provided to Landlord Notice of » proposed essignment shall state: (i)
the name, addsess, and federal tax identification and registration oumbers of the proposed assignee; (if) all of the terms
and coaditions of the proposed assignment, and (iii) the assignee’s proposed adeq of future performance
10 be provided 1o Landlord

) If Tenant is in defanlt under this Lease when the Petition is filed, Landlord sball not be
required to provide Tenant or Truster with services or supplics under this Lease ar ohrwise before Tenant assumes
this Lease, unless Tenant compensates Landlord for such services and supplics i advance.
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ARTICLE XY: ASSIGNMENT AND SUBLETTING

15.1  Prohibition. Tenant shall not assign, morgage, pleiige or otherwise transfer or encumber this
Lease, in whole or in pan, nor sublet, assign. or pamit occupancy by any party other than Tepant of all or any pant
of the Premises, without the prior written consent of Landlord in cach instance which consent shall pot be
unseasonably withheld or delayed. Tenant shall at the time the Tenant requests the consent of Landlord, deliver to
Landlord ruch mfomuuon in writing as Landlord may reasonably require respecting the proposed assignee or

i limitation, the name, sddress, navare of business, ownership, financial responsibility

and standing ofsuch proposed assignee ar sut and Landlord sball have not less than twenty (20) business days
after receipt of all required information to elect ane of the foliowing: (a) consent to such proposed assignment,
encumbragee of sublease, or (b) refuse such consent, or (¢) elect 1o termmate this Lease, in the case of a proposcd
assignmenl, or elect to terminate the Lease with respect to the portion of the Premises proposed to be subleased, as
applicable. In addition, as & condition to Landlord's consent to say assignment, sublease or encumbrance of this
Lease shall be the delivery to Landlord of a truz copy of the fully executed instrument of assignment, transfer ar
cacumbrance and an agreement executed by the assignee, soblessee or other transferes in form and substance
satisfactory to Landlord and expressly enforceable by Landlord, whereby the assignes assumes and agrees to be
bound by the termy and provisions of this Lease and perform all the obligations of Tenant hereunder with respect to
the assigned or subleased portion of the Premises. No assignment or subjetting by Tenant shall relieve Tenant of
eny obligation under this Lease, including Tenant's obligation to psy Base Rent and Additional Rent bereunder.
Any purported assignment or subletting contrary to the provisions boreof without consent shall be void. The consent
by Landlord to any assignment or subletting shall not constitute a waiver of the necessity for such consent to any
subsequert assigument of subletting. Tenant's sole remedy for Landlord's refusal to to a proposed
a7 sublessec of Tenant will be an action or proceeding for specific performance, injunction or declaratory relief.
Teuant shall pay Landlord's reasonsble processing costs and stiorneys’ fees incurred in reviewing any proposed
Assignmen of sublease.

152  Excess Reotal Ifpursuant to eny assignment or subl=ase, Tenant receives rent, either initially or
over the term of the assignment or sublease, in excess of the Rent called for bereunder, or in the case of this sublzase
of a portion of the Premises in excess of such Rent fairly allocable to suck portion, after appropriate adjustments 1o
sssure that all other paymeats called for hereunder are appropriately taken into account, Tenant shall pay to
Landlord, as Additional Rent hereunder, fifty percent (50%) of the excess of each such paymenr of rent received by
Tenant after its reccipt.

153  Scope. The prohibition against assigning or subletting contained in this Article XV shall be
construed to include a prohibition against any assignment or subletting by operation of law. If this Lease be
assigned, or if the underlying beneficial interest of Tenaw is transferred, or if the Premises or any part thereof be
sublet or occupied by anybody other than Tenant, Landiotd may collect rent from the assignee, subtenant or
occupant and apply the aet amomnt collected to the Rent herein reserved and apportion any excess rent so collected
in eccordance with the terms of the immediatzly preceding paragraph, but o such assignmen, subletting,
occupancy or collection shall be deerned & waiver of this covenant, or the accep of the assignee, subtenant or
occupant as tenant, or a release of Tenent from the faxther perfarmance by Tenant of covepants on the part of Tenant
herein containzd. No assignment or subletting shall affect the continuing primary lisbility of Tesant (which,
following assignment, shall be joint and several with the assignee), and Tenant shall not be released from
petforming any of the terms, covenants and conditions of this Lease.

154  Waiver. Notwithstanding any assj or sublease, or any indulgences, waivers or cxtensions
of time granted by Landlord to any assignee or ‘sublessee or faiiuse of Landlord to take action against any assignes
or sublease, Tenant hereby aprees that Landiord may, 2t its option, and upon not iess than ten (10} days' notice 1o
Tenant, proceed against Tepant without having taken action against or joined such assignee or sublessee, except that
Tenent shal} have the benefit of any indulgences, waivers and extensions of time granted to any such assignee or
sublessee.

155  Change in Control, If Tenant is & parmership or limited lisbility company, 2 withdrawal of or
change in general parmers or members, in one or more transfers, owning more than a fifty percent (50%) interest in
the partmership, shall constimte 8 voluntary essignmant and shall be subject to the provisiors of this Article XV. If
the Tepant is a corporation, a transfer of fifty percent (50%) or more of the corporation's stock or assets in one or
more transfers to a single party and/or its affiliates, or a change in the control of such company pursuant to a merger,
consolidation, sale of assets or otherwise, shall be deemed for the purposes hereof to be an assignment of this Lease,
and shall be subject ta the provisions of this Article XV. Notwithstending anything contained in the preceding
sentence, the provisions of the preceding senteace shall not apply to a0y corporate tenant whose shares are traded on
a nationally recognized securities exchange,

ARTICLE XVI: ESTOPPEL CERTIFICATE, ATTORNMENT AND SUBORDINATION

16.1  Estoppel Certificates. Within ten (10) business days after request therefor by Landlord, or if on
any sale, assigument or hypothecation by Landlord of Landlord’s interest in the Project andfor the Premiscs, or any
part thereof, an eatoppel certificate shall be required from Tenant, Tenant shall deliver a certificate in the form
attached hereto as Exhibit G, or in such other form as requested by Landlord, to amy proposed morgagee or
purchascr, and to Landlord, certifying (if such be the case) that this Lease is in full force and effect, the date of
Tenant's most recent pavment of Rent, and that Tenagt has no defenses ar offsets oustanding, ar stating those
claimed by Tenant, and any other informetion contained in such Exhibit G or reasonably requested by Lendlord or
such proposed morigagee or purchaser. Tenant's failurc to deliver s2id statement within said period shall, at
Landlord's option be an Event of Default hereunder and shait in any evens be conclusive upon Tenant that (i) this
Lease is in full foree and effect, without modification except a& may be represented by Landlord; (ii) there are no
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uncwred defaults in Landlord's performance and Tenant bas oo right to offset, coumerclaim or deduction against
Rent hereunder; end (iii) no more than one petiod's Base Reot has been paid in advance.

162 Attornment. Tenant skall, in the event any proceedings are brought for the foreclosure of, or in
the event of exercise of the power of sale under, eny mortgage or deed of trust made by Landiord, its successers or
assigns, encumbering the Building, or any part thereof or in the event of termination of a ground Jease, if any, and if
50 requested, attom to the porchaser upon such fareclosure or sale or upon any grant of a deed in lieu of foreclosure
and recognize such purchaser es Landlord under this Lease; provided, that such parchaser recognizes Tenant's rights
under this Lease and agrees not to disrurb Tenant's quiet possession of the Premises for so Jong as Teaant is not in
default hereundes.

163  Subordination. The rights of Tenant hereunder are and shall be, at the election of any mortgegee
or the beneficiary of a deed of trust encumbering the Project (or the portion thereof on which the Building is located)
and/or Building, subject and subordinate to the lien of such mortgage or deed of trust, or the lien resulting from eny
other method of financing or refinancing, now or hereafier in force against the Project (or the portion thereof on
which the Building is located) and/or the Building, and 10 all 2advances made or bereafter to be made upon the
security thereof. If requested, Tenant agrees to cxecute such documentation as may be required by Landlord or its
lender to further effect the provisions of this Article.

164  Recording. Tenanmt covenants and agrees with Landlord that Tenent shall not record this Lesse or
any memorandum thereof without Landlard’s prior written conscnt. Notwithstanding the provisions of Section 16.3,
in the event that Landlord or its lender requires this Lease or 2 memorandum thereof to be recarded io prietity to any
morgage, deed of rust or other encumbrance which may now or 2t any time bereafier affect in whole of in part the
Building, the Project {or the portion thereof ap which the Building {5 locsted), and whether or pot any such
wmortgage, deed of Tust or other encumbrance sball affect anly the Building, the Project (or the portion thereof on
which the Buiiding is located), or shall be » hlanket mortgage, deed of tust or encumbrance affecting other premises
a5 well, the Tenant covenants and agrees with Landlord that the Tenant shal] execute promptly upon request from
Landlord any certificate, priority agreement ar other instrument which may from time to tme be requested to give
effect thereto.

ARTICLE XVII: MISCELLANEOUS

171 Notices. All notices required to be given hereunder shall be in writing and mailed postege prepaid
by cestified or segistered mail, return receipt requested, or by nationally recognized courier setvice, to the
appropriate address indicated in Section 1.1(b) or Section 1.1(c), as appropriate, at such street address or street
addresses (but pot more than three such addresses) as either Landlord or Tenant may, from time to time,
respectively, designate in & written nntice given to the other. Notices shall be deemad sufficiently served upon the
carlier of actual receipt or the expiration of three (3) days after the date of mailing thereof. Tepast agroes to accept
service of process for all marters related to this Lease at the Premises,

172 Successors Bound. This Lease and each of its covenents and conditions shall be binding upos and
shall inure to the benefit of the parties hereto and their regpective assigaees, subject to tbe provisions hereof.
Whenever in this Lease a reference is made to Landlord, such refereoce shall be deemed to refer to the person in
whoxm the interest of Landiord shall be vested, and Landlord shall have no obligation hexeunder as 1o eny claim
ansing afier the transfer of its intcrest in the Building. Any successor or assignee of the Tenant who acczpts an
assignment of the benefit of this Lease and caters into possession or cnjoyment hereunder shall thereby assume and
agree to perform and be bound by the covenants and conditions thereof. Nothing hersin contained shall be deemed
in apy manner to give 8 right of assignment without the prior written consent of Landlord pursuant to, or otherwise
as provided in, Article XV bereof.

173 Waiver, No weiver of any. default or breech of any covenant by either party bereunder shall be
implied from any omission by either party to take action oo account of such default if such default persists or is

* repeated, and no express waiver shall affect any default other than the default specified in the waiver and said

waiver shall be operetive only for the tirne and to the extent therein stated. Waivers of any covenant, term ox
condition contained herein by either party shall not be construed as & waiver of any subsequent breach of the same
covepant, term or condition. The consent ar approval by eitber party to or of any act by either parry requiring
further consent or approval shall not be decmed to waive or render unnecessary their consent or approval 1o or of
any subsequent similar ects.

174  Subdivision and Easements. Landlord reserves the right to: (a) subdivide the Project; (b} aher the
boundaries of the Project; and (c) grant easements on the Project and dedicate for public use portions thereof;
provided, bowever, that no such grant or dedication shall materially interfere with Tenant’s use of the Premises.
Tenac! bereby consents to such subdivision, boundary revision, and/or grant or dedication of easements and agrees
fror time to tme, at Landiord's request, to execute, acknowledge and deliver to Landlord, in accordance with
Landiord's instructions, any and all documents, instuments, maps of plats necessary to effecuate Tepant’s consent
thereto. -

175 Landlord’s Reserved Rights in Common Areas. Landlord reserves the right from time to time,
provided tha: Tenant’s use and enjoyment of the Premises is not materially and adversely affected thereby, ro: (a)
install, use, maimaiz, repair and replace pipes, ducts, conduits, Wires and zppurtenam roeters and equipment for
service 1o other parts of the Building above the ceiling surfaces, below the floor surfaces, within the walls and in the
central core areas, and 1o relocate any pipes, ducts, conduit, wircs and appurtenant meters in the Building which are
so located or Jocated elsewhere outside the Building; (b) make changes to the Common Areas and/or the parking
facilities located thereon, including, without limitatioz, changss in the locatien, size, shape and oumber of
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driveways, entrances, parking spaces, parking areas, loading and wnloading ereas, ingress, egress, dircction of
traffic, landscaped areas and walkways; (c) close temporarily all or any portion of the Common Ascas and/or the
Building in ordes to perform any of the foregong or any of Landlord's obligations under this Lease, 5o long as
reasonable access to the Building remains available during pormal business hours; and (d) alter, relocate or expand,
and/ar to add additional swuctures and improvements ta, or remove same from, all or any portiog of the Common
Arens o7 other portions of the Project.

17.6  Accord and Satistaction. Na payment by Tenant or receipt by Landlord of & lesser amount than
the Rent herein stipulated shall be deemed to be other than on accouat of the Reat, nor shall any endorsement or
statement on any check or any letter accompanying any check or payment as Rent be deemed an accord and
satisfaction, and Landlard may accept such check or payment without prejudice w Landiord's right to recover the
balance of such Rent or pursue any other remedy provided in this Lease.

17.7  Limitation of Landlord’s Liability. The obligations of Landlord under this Lesse do not
constitute personal obligations of the individual partners, directors, officers, members, employees or shareholders of
Laudlord or its partners, and Tenant shall look solely to the Building, and the rents and profits therefrom, for
satisfaction of any liability in respect of this Lease and will aot seek recourse against the individus) partners,
directors, officers, members, emnployees or shareholders of Landlard o its partners or any of their personal assets for
sush satisfaction.

178 Survival. The obligations and lisbilities of each party which are incurred o7 secrue prior to the
expiration of this Lease or the termination of this Lease or of Tenant’s right of posscasion shall survive such
expiration or termination, as shall all provisions by which 8 party is to provide defense and indemnity to the other
party, all provisions waiving or limiting the lisbility of Landlord, and all atomeys' fees provisions.

17.89  Aftorneys’ Fees. In the event citber party requires the services of en atorpey in connection with
enforcing the terros of this Lease or in the event suit is brought for the recovery of any Rent due under this Lease or
the hreach of any covénant or condition of this Lease, or for the restimtion of the Premises to Landlord and/or
eviction of Tenant during the Term of this Lease, or after the expiration thereof, the substantially prevailing party
will be entitled (o & reasonable sum for attorneys’ fees, witness fees and other court costs, both at trial and on appesl.

17.10  Capuons and Article Numbers. The captions, article, paragraph aod section numbers and table of
contents appearing ip this Lease are inseried only 28 & matier of convenience and in no way define, lirait, construe or
describe the scope or intent of such sections or articles of this Lease nor in any way affect this Lease.

17.11  Severablllty. If any term, covenant, condition or provision of this Lease, or the application thereof
10 any person or circumstance, shall to any extent be held by a court of compet:nljun'sdiction to be invalid, void or
unenforceable, the remainder of the terms, covenants, canditions of provisions of this Lease, or the application
thereof to any person or circumstance, shall remain in fuﬂ force and effect and shall in po way be affected, unpul.rcd
or invalidated.

1712 Applicable Law. This Lease, and the rights and obligations of the partics hereto, shall be
construed and enforced in accordance with the laws of the state in which the Building is located.

17.13  Submission of Lease. The submission of this document for examination and negotiation does not
constitute an offer to lease, or & reservation of or option for leasing the Pramises. This document shall bacome
effective and binding only upon exccution and delivery hereof by Landlord and Tenant. No act or omission of any
officer, employee or agent of Landlord or Tenant shalf alter, change or modify any of the provisions hereof,

17.14  Holding Over. Should Tepant, or any of its successors in interest, hold over the Premises or any
part thereof after the expiration or earlier termination of this Lease without Landlord's prior written consent, such
bolding over sball constitute and be construcd as tenancy at sufferance only, et s montaly rent equel to two bundred
percent (200%) of the Base Rent owed during the final month of the Term of this Lease and otherwise upan the
terms and conditions in the Lzase, so far as appliceble. Should Tepant, or any of its successors in interest, bold over
the Premises ot any part thereof after the expiration or earlier termination of this Lease with Landlotd’s prior written
consent, such holding over shall constitute and be construed as a tenancy from month to month only, 8t a fair market
monthly rent as agreed by Landlard and Tenant ead otherwise upon the terms and conditions of this Lease, so far as

licable. The aceep by Landiord of Rent after such expiration or early terminstion shall not resuliing
m:ewzl or extension of this Lease. The foregoing provisions of this Section 17.14 are in addition to and do oot
affect Landiord’s right of re-cotry or any other rights of Laodlord hereunder or as otherwise provided by law. If
Tenant fails to surrender the Premises on the expiration of this Lease and/r 10 semove all Tenant's fixture and/or
personal praperty pursuant to Sectiop 9.1 hereof, Tenant shall indenmify and hold Landlord barmizss for, from and
against all claims, damages, loss or lisbility, including without limitation, any cisim made by any succceding tenant
resulting from such failure to surrender by Tenant and any attorneys' fees and costs incurred by Landlord with
1espect to any such claim.

17.15  Rules and Regulations. Atall timres during the Term, Teoant shall comply with Rules and
Regulations far the Building and the Project, as set forth in Exhibit H attached bereto, together with such
amendsments thereto as Landlord may from time to time reasonably adopt and enforce ina non-d:scmmnaxory
fachion. .

17.16  Parking. Unless Tenant is in default hereunder, Tepant shall be entitled to-the gumber of
uprescrved vehicle parking spaces designated in Section 1.1(q) bereof for the non-exclusive use of Tenant, its
cmployess, visitors and cusiomers. All parking spaces shall be available for the common use of the tenants,
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sublenants and igvitees of the Project on 8 nan-exclusive basis, subject to any reasonable restrictions fom time to
time imposed by Lmdlord. Tenam shal) not use or permit its officers, employees or invitees to use more than the

bez of spaces designated in Section 1.1(q) or any spaces which have been specifically reserved by Landlord to
other tenants o7 for such other uses as have been designated by appropriste governmental entities a5 being restricted
o certain uses. Tenant shall at all times comply and cause its officers, employees and invitees to comply with any
parking Rules and Regulations as Laodlord may from time to time reasanzbly adopt

17.17  NoNuisarce. Teaant shall conduct its business and control its agents, employess, invitees end -
visitors in such a manner as not to create any nuisance, or interfere with, £noy or disrupt any other tenant or
Landlord in'its operution of the Building or Project.

17.18  Broker; Agency Disclosure. Each of Tenant and Landlozd warrant that it has had no discussions,
negotiations and/or other dealings with any real estate broker or agen! in connection with the negotiation of this
Lease other than the Broker(s) identified in Sectian 1.1(r) (“Brokers”), and that it imows of no other real estate
broker or agent who is or may be entitled lo nny commission or finder's fee in comnection with this Lease, Landlord
shn]]payBrokzrn P eqts. Brokers shall be obligated to pey axy co-brokers a
portion of the commission received by such Broker. Each Tetant aod Landlord agrees ® indermnify the other and
bold the other harmiess from and agamn any and ai] claims, demands, losscs, liabiitics, iawsuits, Judgmenu, costs
and exp (including without limitation, attoraeys' fees and costs) with respect to any leasing commission or
equivalent compcn.uuon alleged to be owing on account of such party's discussions, ncgotiations snd/er dealings
with any real estate broker or agent. This Section 17.18 is not intended w benefit amy third parties and shall not be
deemed to give any rights to brokers ax fisders, No commission(s) or finders fee(s) shall be paid to Tenant,
employee(s) of Tenant or any unlicensed representative of Tenant,

1719 Landlord's Right to Perform. Upon Tenent's failure to perform eny obligation of Tenant
bereunder after notice from Landlord pursuant to Section 13.1 sbove, including without limitation, payment of
Tenant's insurance premiums, charges of contractors who have supplizd materials or labor to the Premises, etc.,
Landlord sheil have the right to perform such obligetion of Tenant on behalf of Tenant and/or to male paymeat on
bebalf of Tepant to such parties. Tenant ghall reimburse Landlord the reasonable cost of Landlord’s performing
such obligation on Tenant'’s behalf, mcluding reimb of agy s that may be expended by Landlord,
plus interest at the Defanlt Rate, as Additional Reat.

1720 Assignment by Landlord. In the event of o sale, cooveyance, ar other wansfer by Landlord of the
Building, the Project, or portion thereof on which the Building is focated, or i the event of an assignment of this
Leasc by Landlord, the same shall opzrate to release Landiord from any further liability upon any of the covenants
or conditions, express or implied, berein contained on the part of Landlord, and from agy and all further Liability,
obligations, costs and expenses, demands, causes of action, claims or judgents arising out of this Leage from end
after the effective date of said release. In such event, Tenant agrees ¢ look solely to the suceessor in iterest of
transferor. If any Security Deposit is given by Tenant to secure performapce of Tenant's covenants hereunder,
Landlord may transfer such Security Depasit to any purchaser and thercupon Landlord shall be discharged fram any
further lisbility in reference thereto. Notwithstinding anything in this Lease o the contrary, bowever, (i) in no cvent
shall Landlord’s lznder, who may bave succecded to the interest of Landiord by forecloswure, deed in lieu of
foreclosure, or eny other means, have any liability for any obligation of Landlerd to protect, dzfepd, indemnify or
hold barmless Tenant or any other persoo or entity except for those matters arising fram the lender’s breach of the
terms of this Lease afier the date of such foreclosore, deed in eu of foreclosure of any other means, and (i) such
succeeding lender shall have no liability for any represemations or warranties of the Landjord contained herein
except for those marters arising from the lender's breach of the 1erms of this Lease after the date of such foreclosure,
deed in Licu of foreclosure or any other means.

1721  Entire Agreement. This Leace setws forth all covenants, promises, agreements, conditions and
\mdmnandings berween Landlord and Tenant concerning the Building and the Project, and there are no covenants,
promses, agreements, conditions ar tmdcrsmndmgs. cither orel or written, between Landlord and Tenant other than
as are herein set forth. No subsequent sl d change or addition to the Lease shall be binding upon
Landlord or Tenant uniess reduced to writing md signed by Landlord and Tenant,

1722 Finagcial Covenants. At Landlord’s request, Tenant shall provide Landlord with current agnual
audited finageial statements and quarterly wnaudited finencial stietements {all such statements shall he prepared in
complianze with GAAP standards) setting forth Tenant's financir] copdition. .

1723 Cousents. Whenever the approval or consent of Landlord or Tenant is required under the terms of
this Lease, such consent shall not be unreasonably withheld or delayed unless a different standard of approval is
specificaly set forth in the. particular Section containing that perticular consent requirement.

1724 Conditlons. Landlord’s obligations under this Lease are conditioned upon approval of this Lease
by Landlord’s board of directors. In the event the above condition is not met or waived, this Lease shall tzrminate at
the election of Landlord, in which event neither party shal] have any further rights or obligations hereunder.

1725  Exhibits. Exhibits A through C, G and H are attached 1o this Lease after the signanures and by this

reference incorporsted herein.

1726  Time. Time is of the essence with respect to the pzrformance of cvery provision of this Lease in
which time of performancs is a factor.
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1727  Awtharity to Bind Landlord. The individuals signing this Leasz on behalf of Landlord hereby
Tepresent and warrant thet they are empowered and duly authorized to bind Landlord to this Lease.

17.28  Authority to Bind Tenant. The individuals signing this Lease an bebalf of Tenant bereby
represent and warran! that they arc empowered and duly authorized to bind Tenant to this Lease. If Tenantis a
corparation, limited liability company or limited ar genern! parmership, each individual executing this Lease an
bebalf of Tennnt represents end warrants that he or she is duly authorized to execute and deliver this Lease an behalf
of Terunt, in accardance with a duly adopted resolution or consents of all appropriste persons or entities required
therefor and in accordance with the formaticn documents of tenant, and that this Lease is binding upon Tenant in
sccordance with its terms. At Landlord’s request, tenant shall, prior to Laodlord's execution of this Lease, deliver to
Landlord a copy of the appropriate resolution-or consent, certified by an appropriate officer, parter or manager of
Tenant, suthorizing or ratifying the execution of this Lease.

1729  Interpretation. The parties bereto specifically ackmowledge and agree that the twrms of this Lease
have been mutuslly negotiated and the parties hereby specifically weive the rule or principle of contract
construction which provides that any ambiguity in any term ot provision of a contract will be intetpreced or resolved
against the party which drafted such term or provision.

17.30  Excused Delays. Except as otherwise set forth in this Section 17.30, nefther party sball have
Liability to the other on account of the following acts (each of which is an “Excused Delay” and jointly all of which
are “Excused Delays™)" which shall include: (a) the inability to fulfill, or delay in fulfilling, any obligations under
this Lease by reason of strike, lockout, other labor trouble, dispute or distrbance; (b) governmentai regulation,
toomatorium, action, preemption or priorities or other controls; (c) shonages of fuel, supplies or labor; (d) any failure
or defect in the supply, quantity or character of electricity or water furnished to the Premises by reason of any
requirement, ect or omission of the public utility or others furnishing the Building with electricity or water; or (¢) for
aay other reason, whetber similar or dissimilar to the above, or for act of Gad beyond a party’s teasonsble control. If
this Leasc specifies a time period for performance of an obligation of 2 party, that time period shall be extended by
tbe period of any delay in the pasty's performante cansed by any of the events of Excused Delay described berein;
provided, thas notwithstanding anything to the contrary above, no payment of mopey (whether as Base Rent,
Tenant's'Share of Operating Expenses, or any other payment due under this Lease) shall be postponed, delayed or
forgiven by reason of any of the foregoing events of Encused Delay.

IN WITNESS WHEREOF, the parties have execoied this Lease as of the date first above written.

“Landlord” “Tepant”

LONGVIEW FIBRE COMPANY, 2 Washington

Its: Senjor Vice Presidept

STATE OF ingon
)ss

County of El[é} )

Nomry; Public f6r
My Commission Expires:

MARCH )

STATE OF WASHINGTON )
)ss.
County of XING }

The foregoing instrument was scknowledged before me on this ¢ Y day of < 2004, by
Ken D. Getoman, who is the Senior Vice President-Container Group of Longview Fair€ Compeny, o Washington
corpotation, on behalf of thasaspgyation. 3
?A‘% 0. Qu, " .5'/ ‘
ik
o s Notary Public for __(Jeg hone Jo o
My Commission Expires:___ ¢7/\"/2 &~
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EXHIBIT A

. LEGAL DESCRIPTION OF PROJECT

PARCEL A OF SHORT PLAT NO. |73, RECORDED UNDER KING COUNTY RECORDING NO. 7508060681
SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON.
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EXHIBIT B
PROJECT SITE PLAN
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EXBIBIT C

FLOOR PLAN
=-£ - [] L ]
@ BUILDING A
LONGVIEW FIBRE COMPANY

6705 EAST MARGINAL WAY S, SEATTLE, WA
Seattle Distribution Center
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EXHIBIT D

INTENTIONALLY DEUETED

1 SAAset Mansgemeniindustrial - Greas Seamd e\ SIC\Leasing SDCangvie? renewalle

LFC000916



EXHIBITE

INTENTIONALLY DELETED
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EXHIBIT F

INTENTIONALLY DELETED
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EXHIBIT G

ESTOPPEL CERTIFICATE

Re: Lease dated 2__ ("Leasc”) by and betwzen
- (“Landiord™), and {*Tenant'™)

Ladies and Gentlemen:

Reference is made to the above-described Lease in which the undersigned isthe Tenant. We understand

that you are accepting ap assigmpem of Landlord's rights under the Lease a3
_, nd we hereby, as a materia] inducemsnt for you to consummate the

transaction, represent that:

1. There are no modifications ameodments, supplements, arrangements, side letiers or
understandings, oral or writien, of any sort, modifying, amending, altering, supplementing or changing the terms of
the Lease, except for those attacbed to this Certificate.

2. The Lease is in full force and effect, and the Lease has been duly executed and debivered by, and is
a binding obligation of, the Tenant as set forth therein.

3. The undersigned acknowledges (a) that rent an the Lease has beexi paid up to and including
,2___ (b) that month)y rent during the ( ) years of the term of the
leaseis permonth, and (c) that reat has oot been paid for any petiod afier 2
and shall not, except for any Prepaid Rent as specificd in the Lease, be paid for & period in excess of one (1) month
in advance. .

4, Ta the current knowledge of the undersigned, the improvements on the Premises are free from
defects in design, materials and workmanship and the improvements meet all governmental requirements, mzlud.mg
but ot limited to, zoning and environmental requirements.

s, To the current knowledge of the undersigned, the Lease is oot in default, and Landlord bas

performed the obligations required to be preformed by Landlord under the tenms thereof through the date hereof.

2

Dated: ;2.

Very quly yours,

“Tepant”

By:
Its:
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EXHIBIT H

INDUSTRIAL PARK RULES AND REGULATIONS

1. Sign. No sign, placard, picrure, advertisement, name or notice shall be inscribed, displayed,
prnted or affixed oo or to any pant of the ouiside or inside of the Building, the Premises or the surrounding area
withou: the written consent of the Landlord being first obtained. If such consent is given by Landlord, Landlord may
segulate the manner of display of the sign, placard, picture, advertiserent, name ot notice. Landlord ghall have the
right to remove any sign, placard, picture, advertisement, name or notice which has not been approved by Landlord
or is being displayed in 4 non-approved mannes without potice to and at the expense of the Tenant. Tenant shall not
place anything or allow anything to be placed near the glass of say window, door, partition or wall which may
appear unsightly from outside of the Premises.

2. Access. The sidewalks, halls, passages, exits, entrances, ¢levators and stairways of the Building
and the Common Arcas of the Project shall not be obstructed by any of the tenants or used by them for any purpose
other than for ingress to and egress from their respective Premises and in no event shall the Cornmon Areas of the
Project be used far short or long term parking or tractar, trailer or contriner storage; provided that pothing conteined
herein shall prohibit: (i) active loading and unloading, or (ii) the use of any srea within thirty (30) feet of any face
of any exterior wall of any Building on a non-exciusive basis for vehicle parking, Joading or unleading. Landlord
scknowledges that access to tenants’ loading areas is in] to the business operations of each tepant, and reserves
the right to uge any and all options availzble to Landlord to enforce this Regulation at the exp of any tepaot that
violates this Regulstion, inchwding, but not limited ta, towing eny vehicles, tractors, trailers or contriners which are
in violation of this Regulation or infringing on the access rights of anry other tenant, it being the intent of this
Regulation that any loading and unjoading withio the Coramon Areas be performed to the extent commercially
reasonable 80 a5 to enable other tenants to simul Jy engaping in leading and unloading activitics. Aay
amounts expended ty Landlord to enforce this Regulation shall be reimbursed by the teaznt violating this
Regulation immediately upon request therefor. The halls, passages, entrances, exits, clevators, smirways, balconies
and roof are not for the use of the general public and the Landlord shall in all cases retain the right to control thereof
and prevent access thereto by all persons whose presence in the judgment of the Landlord shall be prejudicial to the
aafety, character, reputation and interests of the Building or its tenants; provided, however, that nothing herein
contained sball be coustrued to prevent access by persons with whom the Tenant normslly deals in the ordinary
course of Tenaot's business unless such persons are engaged in illegs! acdvities. No Tenant and o employzes or
invitees of any Teoant shall go upon the 100f of the Building,

3. Locks. Tenant shall not alter any lock or install any new additional locks or any bolts on any door
of the Premises without the wrinen copsent of Landiord.

4, Restrooms. The toilet rooms, urinals, wash bowls and other apparatus shall not be used for any
purpose other than that for which they were constructed and o foreign substance of any kind whatsoever shall be
thrown therein. The exp of any breekage, stoppage or damage resulting from 8 violation of this rule shall be
borne by the Tenant who, or whose employees, sublessecs, assignees, agents, licensees, or invitees shall bave causcd
it

. No Defacing Premises, Tenant shall not overload the floor of the Premiscs, shall mot mark on o
drive nails, screw or drill into the partitions, woodwork or plaster {cxcept as may be incidental to the banging of wall
decorations), and shall pot in any way deface the Premises or any part thereof,

6. Nuisance. Tenant shall pot use, kerp or permit to be used or kept any noxious gas or substance in
the Premises, or perrit or suffer the Premises to be occupied or used in a manner offensive or objectionable to the
Landlord or otber occupants of the Building by reason of excessive noise, odors and/or vibrations, or upreasonably
interfere in any way with other 1enants or those baving business in the Building. No animals or birds shall be
brought in or kept in or about the Premises or the Building. No Tenant shall make o1 permit to be made any
unreasonably disturbing noises ar unreasoaably disturb ar interfere with occupants of this or neighboring Buildings
or Premises, or with those having business with such occupants by the use of any musical instrument, radio,
phonograph, unusual noise, or in any other way. No Tenant shall throw anything out of doors or down the

passageways.

7 Permitted Use. No Tenant shall occupy or permit any portion of its Premises to be occupied for
the manufacture or sale of liquor, narcotics, or tobacco in any form, or as a medical office, or as a barber shop or
manicure shop except with prior written consent of Landlord. No Tenant shall advertise for laborers giving an
address at the Premises.

8. Hazardous Substances. Tenant shall not use oz keep in the Premises or the Building any
kerosene, gasoline or inflammable ar combustible fluid o1 material or any Hazardous Materials as defined in Section
10.2 of the Lease or use any method of beating or air conditioning other than that supplied by Landlord,

9. Telephenes. Landlord will dircet electricians as to where and bow telsphone and telepraph wires
are to be introduced. No boring or cutting for or stringing of wires will be allowed without the consent of Landlord.
The location of telephonss, call boxes and other office equipment affixed to the Premises shall be subject to the
approval of Landlord.

10. Keys. All keys to the Building, Premises, rooms and toilet rooms skall be obtained from
Landloré's office and Tenant shall not fiom any other source duplicate or obtein keys or have keys made. The
Tenant, upon terminstion of the tenancy, shall deliver to the Landlord the keys to the Building, Premises, rooms and
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toilet rooms which shall have been furnished and shall pay the Landlord the cost of replacing any lost key or of
changing the lock or locks opened by such lost key if Landiord deems it necessary to make such change.

11 Floor Covering. No Tenagt shall Iay linoleum, tile, carpet or other similar floor coverings so that
the same shall be affixed to the floor or the Premises in any manner except 83 approved by the Landiord The
expense of repairing any damag lting from 2 violation of this rule or removal of any floor covering shall be
bomne by the Tenant by whom, or by whose contracters, agents, sublessees, licensees, employecs of invitees, the
floor covering ghal) have been laid.

il Building Closure, During all hours on Jegnl bolidays and such other times as reasonably
determined by Landlord from time to time, access to the Building or to the balls, corridors, or stairways in the
Building, or to the Premises may be refused unless the person seeking access is known to any person os employes of
the Building in charge and has & pass or is properly identified. The Landlozd shall in o case be liable for demsages
for any error with regard to the admissisn  or exclusion from the Building of any person. In case of invasion, mob,
riot, public excit or other jon, the Landlord reserves the right to prevent access to the Building during
the continuance of the same, by closing the doors ar otherwise, (or the safety of the tenants and protection of the
Building and praperty located therein. Anything 10 the foregoing potwithstanding, Landlord shall heve no duty to
provide sscurity protectioz for the Building at any time or to monitor sceess thereto,

13. Premises Closure. Tenant shall sce that the doors of the Premises are closed and securely locked
before leaving the Building and that all water faucets, and water apparatus are entirely sbut off before Tenant or
Tenant's employces leave the Building, Tenant shall be responsible for any d to the Buildiog or other truamts
caused by & failure to comply with this rule. Tenant sball at all imes keep the perimeter doors and windows to the
Premmises closed. .

14, Disarderly Conduct. Landlord reserves the right to exclude or expel from the Building any
person wbo, in the judgment of Landlord, is inroxicated or under the influence of liquor or drugs, or who ghal] m any
meanner do any act in violation of any of the rules and regulations of the Building.

18, Tenant Requests. Any requests of Tenant will be considered only upon application at the office
of the Landlord Employees of Landlord shall not be requested to perfarm eny work ot do enything cutside of their
" regular duties unless under special ipstructions from the Landlord. ’

16. Building Name and Address. Landlord shall have the right, exerciseble without potice and
without liabiliry to Tenant, to change the name and the street address of the Building of which the Premises are a
part.

17 Emergency Regulations. Tenant agrees that it shall comply with all cmergency regulations that
may be issucd from time to time by Landlord and Tenaat also shall provide Landlord with the names of a designated
responsible employee to represent Tenant in all matters penaining to emergency regulations.

18, Tenant Advertising. Without the written consent of Landlord, Tenant shall not use the name of
the Building in connection with or in pramotion or advertising the business of Tenant except as Tepaat's address.

19, Emergency Information. Tenzat must provide Landlord with names and telepbone numbers to
coutact in case-of emergency. Tenant must £l out a tenant emsrgency information sheet and return it to Landlord’s
office within three (3) days of occupancy.

20, Instaliation of Burglar and Informationsl Services, 1f Tenant requires telegraphic, telephonic,
burglar alanm or similar services, it shall first obtain, and comply with, Landlord's instructions in their installation.

21, Floor Loads. Tenant shall pot place e load upon any floor of the Premises which exceeds 300
pounds per square foot. Landlord shatl have the right 1o prescribe the weight, size and position of all equipment,
materials, furniture or other property brought into the Building. Heavy objects shall, if consideed necessary by
Landlord, stand on such platforms as determined by Landlord to be necassary to properly distribute the weipht,
which platforms ghall be provided at Tenant's expense. Machines and mechanica! equipment belonging to Tenant,
which cause noise or vibration that may be ransmitted to the structure of the Building or to any space thetein to
such a degree es to be objectionable 10 Landlord or to any tenants in the Building, shall be placed and maintained by
Tenart, at Temant's cxpense, on vibration eliminaters or other devices sufficient to eliminate noise or vibraden. The
persons caiployed to move such cquipment i or out of the Building raust be acceptable to Landlord. Lagdlord will
not be responsible for loss of, or damage to, any such equipment o1 other property from any canse, and all damage
done 1o the Building by maintaining or moving such equipment or other properry shall be repaired at the expense of
Tenant.

22, Energy Conservation. Tenant shall not waste electricity, water or air condidoning and agrees to
cooperate fully with Landlord to assure the most effective operation of the Building’s heating and ai-conditiocing
and to comply with any governmental esergy-saving rules, laws or regulations of which Tepant bas actual notice,
and shall refrain from attempting to adjust controls.

23, No Antennas. Tenant shall not install any radio or television sntenne, loudspeaker ot other
devices on the roof or exterjor walls of the Building. Tenant shall not interfere with redio or television broadcasting

ot reccption from or ic the Building or clsewhere,
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24. No Soliciting. Canvassing, soliciting and distribution of handbills or any other written material,
and peddling in the Building are prohibited, and Tenant shall cooperate o prevent such activities.

25.  Prohibited Uses, The Premises shall not b= used for any improper, immoral or objectionsble
purposc. No cookiag shall be dons or permitied on the Premises without Landlord’s consent, exceps that use by
Tenant of Underwriters Laboratory approved equipment for brewing coffee, tea, bot chocolate and similar beverages
or use of micowave ovens for employes use shall be permitted, provided that such equipment and use is in
gccordance with all applicable federal, state, county and city laws, codes, ordinances, rules and regulatiops.

26. Enforcemant of Rules, Except for Rule and Regulation number 2 regarding the use of the
Commaon Areas (which Rule and Regulation shall be strictly enforced by Landlord to the extent commercially
feasible), Landlard may waive any one or more of thase R.ula and Regulations for the benefit of Tenant or any other
Tenant but no such waiver by Landlord shall be d as a waiver of such Rules and Regulatians in favor of
Tenant, nor prevent Landlord from thcmﬁc: enforcing any such Rules and Regulations against any or all of the
teaants of the Building,

RS Lease. These Rules and Regulations are in addition to, and ere made & part of, the terms,
covenants, agreements and conditions of Tenant’s Lease of jts Premises in the Building.

8. Additionsa! Rules. Landlord reserves the right to make such other Rules end Regulations er
. amendments hereto s, in its reagonable judgraent, may from time to time be nceded for salety and security, for care
and cleagliness of the Building and for the preservation of good order therrin. Tenant agrees to abide by all such
Rules aod Regulations hersinabove stated and any additional rules and reguletions which ace adopted.

9. Observance of Rules, Tenart shall be sesponsible for the observance of all of the foregoing rules
by Tenant's employees, ageats, licensees, sublessees, assigns, and invitees.

30. Maiotenance of Fire Extinguishers. Tenant shall meintain in the Premises during the eatire
Lease Term, not less than the minimmurm number of fire extinguishers sequired by law and Tenant shall inspect alt
such firc extinguishers not less frequently than once each month to ascure that the game are fully charged end in
good operationa) condition. Annually the Tenant shall have sl fire extinguishers inspecied by ap autborized and
qualified inspector who shall certify that each such fire extinguisher complies with all applicable requirements of the
NFPA. Ifany such fire extinguishers fall 10 obisin such certification, thep within thzee (3) business days afier such
failure such fire extinguishers shall be replaced, or repaired, end re-inspected and a certificatiop shall be issued
certifying that afl such fire extinguishers coraply with all applicable requirements of the NFPA.

31 Emergency. In the evem of a firc or other emergency threatening property of health and safety,
Tenant shall immediately notify the sppropriate emergency tespanse officials and Landlord of such emergency.

a2 OQutside Storage. No right 10 store equipment, materials or inventory outside the Premises is
being granted as part of this Lease, All equipment, materisls end inventory, including, but not limited to, metal,
paliets, boxes and items relative to Tenant's busipess, are 1o be stored inside the Premises.

33. Overnight Sleeping. No overnight sleeping in vehicles parked inside or outside the Premises o
anywhere within the Project is permnirted.

34, Grease. Tenant shall use drip pans, drof cloths, and all other appropriate protective methods and

under any p ial paint, oil, grease, or solvent sources within the Premises, consistent with stringent
bazardous waste mapagemen: practices, 0 as to minimize the leakage or deposit of such substances, to the
maxirpum extent practicable, will dispose of all such wastes consistent with applicable laws and under permt if
appropriate, and will be responsible for roturning the concrete warehouse floor back to the same condition and finish
existing at the tme of first oocupancy by Tepant. In particular, all grease/oil and/or any other spills ereas nmst be
cleancd thoroughly such that all taces of the waste are rerooved from the floor(s) of the Premises and other
contaminated arcas are conupletely remediaed.

3s. Washing. Washing, stzam cleaning or sandblasting of any vehicles, tools, product or equipment
is not permifted anywhere within the Premises or Project.

36. Disabled Vehicles or Equipment. Tepant shall not leave or store disabled vehicles or equipment
on the Premises or in the Project.
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FIRST AMENDMENT TO LEASE AGREEMENT AND CONSENT TO ASSIGNMENT

This FIRST AMENDMENT TO L.EASE AGREEMENT AND CONSENT TO ASSIGNMENT
(this "Amendment”) is entered into as of this _____ day of May, 2006, by and among CLPF - SEATTLE
DISTRIBUTION CENTER, L.P., & Delawarc limited parmership ("Landlord*), LONGVIEW FIBRE
COMPANY, 2 Washington corporation ("Original Tenant™), and LONGVIEW FIBRE PAPER AND
PACKAGING, INC., a Washington corporation ("Tenant®).

RECITALS

A. Landlord, as successor-in-interest 1o Schnitzer Investment Corp., and Origina! Tenant
entered into that certain Lease Agreement dated 8s of May 1, 2004 (the "Origina) Lease™), pursuant to which
Landlord leased to Original Tenant, and Original Tenant leased from Landlord, certain space (the "Existing
Premises”) consisting of epproximately 17,488 renteble square feet, in that building located at 6705 East
Marginal Way South, Scattle, Washington (the "Building™), as such Existing Premises is more panticularly
described in the Origina} Lease.

B. Original Tenant essigned 1o Tenant, and Tenant assumed from Original Tenant, ali of
Original Tenant's right, title, inlerest and obligations in, to and under the Original Lease (the "Assignment} as of
January 1, 2006 (the "Assignment Date”). However, Original Tenant and Tenen: did not request and cbtain
Lessor's prior consent to the Assignment as required by the terms of the Original Lease.

C. Landlord is willing to retroactively consent to the Assignment only on the terms and
conditions contained herein, and the parties desire to amend the Original Lease to, among other things, (i) expand
the Existing Premises to include the Expansion Premises (defined bejow), and (ii) extend the Term of the Original
Lease, all in accordance with the terms and conditions set forth below. The current term of the Original Leass is
schedule 10 expire on Apri) 30, 2007 (the *Originsl Expiration Date”).

D. All capitalized terms used herein but not specifically defined in this Amendment shall
have the meanings ascribed 10 such terms in the Original Lease. The term “Lease” where used in the Original
Lease and this Amendment shall hereafler refer to the Original Lease, a5 amended by this Amendment.

AGREEMENT _
NOW, THEREFORE, for good and valuable considzration, the receipt and sufficiency of which
are hereby acknowledged, Landlard, Original Tenant and Tenant hereby sgres 2s follows:

1. Landlord's Consent; Tenant's Assumption. Landlord hereby consents fo the
Assignment; provided, however, such consent is granted by Landlord only upon the temm and conditions set forth
in this Amendment. Landlord agrees that this Amendment shall bz the only consent required by Landiord under
the Lease to pennit the Assignment; provided, however, that nothing contained herein shali limit Landlord's right
to withhold or condition its consent to any other assignments of the Lease or any other maners for which
Landlord's consent or approval is required under the Lease. Effective as of the Assignment Dete, Tenant
expressly assumces all of Original Tcnant's obligations and jiabilities under the Lease and agrees to be bound by
and to perform and comply with, for the benefit of Landlord, cach and every obligation of Original Tenant
thereunder. This Amendment shall not be construed to modify, waive or amend any of the terms, covenants and
conditions of the Lease or to waive any breach thereof or any of Landlord's rights or remedies thereunder or 1o
enlarge or increase any obligations of Landlord under the Lease. Any terms of the Assignment which are
inconsistent with the terms of the Lease or this Amendment shall be of no farce or effect.

2. Non-Release of Original Tenant; Further Transfers. Neither the Assignment nor this
consent thereto by Landlord shall relzase or discharge Original Tenant from any liability, whether past, present or
future, under the Lease or alter the primary liability of the Original Tenant 1o pay the rent and perform and
comply with all of the obligations of Original Tenant under the Original Lease accruing through and including the
Original Expiration Date. Subject 10 Tenent's essumption of all of Original Tenant's obligations and liabilities
under the Lease, effective as of the Original Expiration Date and continuing through the end of the Lease Term
(as extended pursuant to Paragraph 3 below), Origina) Tenant shall be released from its obligations under the
Lease. Neither the Assignment nor this consent thereto shall be construed as a waiver of Landlord's right to
consem 10 any further subletting by tie Tenant or to &ny assignment by the Tenant of its rights, title, interes1 and
obligations under the Lease, or as a consent 1o &ny portion of the Premises being used or occupied by any other
panty. Landlord may consent 10 subsequent subleftings and assignments of the Lease or any amendments or
modifications thereto without notifying Original Tenant nor anyone else liable under the Lease and without
obtaining their consent. No such action by Landlord shall relieve such persons from any liability to Landiord or
otherwise with regard to the Premises. Notwithstanding anything 1o the contrary set forth in this Amendment or
the Lease, Original Tenant and Tenant shall be jointly and severally iiable under the Lease and this Amendment
from the date of this Amendment through end until the Original Expiration Date.
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3. Term of Lease. Notwithstanding anything 10 the contrary contaired in the Original
Lease, the term of the Lease is hereby extended so as 1o expire on the last day of the sixticth (60“') full calendar
month following the Expansion Date (defined below) (the "New Expiration Date”), unless earlier terminated
pursuant to the ferms and conditions of the Lease. The period commencing on the Expansion Date through and
including the New Expiration Date is referred to herein as the "Extended Term”,

4. Expansion Premises. Effective on the date that Landlord delivers possession of the
‘Expansion Premises 10 Tenand (the "Expansion Date®), the Existing Premises shall be expanded to include (and
Tenant shall lease from Landlord, co-terminously with Tenant's icase of the Existing Premises) edditional space
in the Building containing approximately 8,712 rentable square feet (the "Expansion Premises®), as such
Expansion Premises is depicted on Exhibit "A® anached hereto and made a part hereof. From and afier the
Expansion Date, the term "Premises” where used in the Lease shall mean the Existing Premises and the
Expansion Premises collectively, such that the Premises shall consist of a totaf of approximatety 26,200 remable
square feet. Landlord and Tenant agree that the rentable square footage of the Premises set forth in this
paragraph shall be conclusive and binding on the parties hereto.

5. BascRent. Notwithstanding anything to the contrary contained in the Original Lease,
efTective as of the Expansion Date and continuing through the end of the Lease Term (as exiended pursuant to
Paragraph 3 above), Tenant shall pay Base Rent with tespect to the entire Premises (i.c. the Existing Premises and
the Expansion Premises collectively) in accordance with the following schedule (which Base Rent shall be
payable in accordance with the terms of the Original Lease and in addition to all other amounts due under the
Lease):

Month of Extended Term: Monthly Base Rent:
i-12 $12,707.00
13-24 $13,088.21
25-36 $13,480.86
37-48 513,885.28
49-60 514,301.84

6. Tenant's Share of Building and Project. Effective as of the Expansion Dale, Tenant's
Share of Building sha)i be increased 1o equal 21,10% and Tenant's Share of Project shall be increased 1o equal
15.07% (each subject to adjustment by Landiord pursuant to the terms of the Original Lease).

7. Security Deposit. Original Tegant has previously deposited with Landlord $7,917.00 as
& Security Deposit under the Original Lease. Origina!l Tenant bereby transfors to Tenant Original Tenant's interest in
such prior Security Deposit and Original Tenant shall have no rights whatsoever in or to the seme. Original Tenant heseby
waives any ceims against Landiord with respect 10 such prior Security Deposit, and Tenant shall protect, indemnify, defend
and hold Landlord harmless from and against any claims Original Tenant may raisc against Landiord with respect to the
same. Concurrently with Tenant's execution of this Amendment, Tenant shall deposit with Landlord 1he sum of
$6,384.84 10 be added to the existing Security Deposit, such that the total required Security Deposit under the
Lease shall be 514,301 .84. Landlord shall continue to hold the Security Deposit (a5 increased pursuant to this
Amendment) in accordance with the terms and conditions of the Oripinal Lease.

8. Condition of Expansion Premises,

(a) Subject to Paragraph 8(b) beiow, Tenant shall lease the Expansion Premises
(and Tenant shall conlinue to lease the Existing Premises) "as-is,” “with all faulis,* and “without any
representations or warranties.” Tenant agrees and warrants that it has investigated and inspected the condition of
the Existing Premises and the Expansion Premises and the suiwbility of same for Tenant's purposes, and Tenant
hereby waives and disclaims any objection 1o, cause of action based upon, or claim that its obligations hereunder
should be reduced or limited because of the condition of the Existing Premises or the Expansion Premises or the
suitability of same for Tenant's purposes. Tenant acknowledges that neither Landlord nior any agent or employee
of Landlord has made any representations or warranty with.respect to the Existing Premises or the Expansion
Premises or with respect 10 its sujtability for the conduet of Tenant's business and Tenant expressly warmrants and
represents that Tenam has relied solely on its own investigation and inspection of the Existing Premises and the
Expansion Premises in its decision to enter into this Amendment and to let the Expansion Premises (and continue
to let the Existing Premises) in its “ns-is" condition.

(b) Notwithsmnding the foregoing, Landlard shall, using Project siandard materials,
guidelines, specifications and procedures (except to the extent otherwise designated by Landlord, in its sole and
absolute discretion), perform, or cause to bz performed, the following work in the Premises (collectively, the
“Landlord Work™) on a one-time basis only: (i) cut one (1) approximately twelve foot (127 by twelve foot (12°)
opening in the existing demising wall separating the Existing Premises from the Expansion Premises, and (ii)
install a one (1) hour rated demising wall to separate the Expansion Premises from adjacent space in the Building.
Tenani shall not (and Tenant shall ensure that its agenis, employees and contractors do not) interfere with the
performance of the Landlord Work and shall cooperate with Landlord in connection with the performance of the
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Landiord Work, including, withou: limitation, by moving any equipment and other property which Landiord orits
conwactor may request be moved. Landlord shail be permitted 10 perform the Landlord Waork during Tenant's
occupancy of the Premises, during nonmal business hours, without any obligation to pay overtime or other
premiums. Tenant hereby agrees thai the performance of the Landlord Work shall in no wey constitute a
constructive eviction of Tenant or entitle Tenant 10 any sbatement of rent payable pursuant 1o the Lease.
Landlord shall have no respansibility for, ar for any reason be fiable 1o, Tenant for any direct or indirect injury to
or interference with Tenant's business arising from the performance of the Landlord Work, nor shall Tenant be
entitled 1o any compensation or damages from Landlord for loss of the use of the whole or any pert of the
Premises or of Tenant's personal property or improvements resulting from the performance of the Landiord Work
or Landlord's ar Landlord's contractor’s or agents actions in cofinectinn with the performance of the Landiord
Wark, or for any inconvenience or annoyance occasioned by the performance of the Landlord Work or Landlord's
or Landlord's contractor's or agenl's actions in connection with the performance of the Landlord Work.

9. Attomeys' Fees. In the event cither party shall commence an ction 1o enforce any
provision of this Amendment, the prevalling party in such action shall be entitled to receive from the other party,
in addition to darnages, equitable or other relief, and all costs and expenses incurred, including reasonable
attorneys’ fees and court costs and the fees and costs of expert witnesses, and fees incurred to enforce any
judgment obtained. This provision with respect 1o attomeys' fees incurred to enforce 2 judgment shall be
severable from al) other provisions of this Amendment, shall survive any judgment, and sha!l not be deemed
merged into the judgment.

10. Broker. Tenant represents and warrants to Landlord that it has not dealt with any broker
with respect to this Amendment other than Schnitzer Northwest, LLC. 1f Tenant has deaft with any other broker
or person with respect to this Amendmen, it shall be solely responsible for the payment of any fecs due said
person or firm and Tenant shall protect, indemnify, hold harmless and defend Landlord from any liability in
respect thereto.

1. Estoppel, Tenant warrants, represents and certifies to Landlord that as of the date of
this Amendment: (2) Landlord is not in default under the Lease; and (b) Tenant does not bave any defenses or
offscis to payment of rent and performance of its obligations under the Lease as and when same becomes due.

12. Authority. Tenant has full power and éuthoriry to enter into this Amendment and the
person signing an behalf of Tenant has been fully authorized to do so by all necessary cosporate or partnership
action on the part of Tenant.

13 Original Lease in Full Force. Except for those provisions which are inconsistent with
this Amendment and those terms, covenants and conditions for which psrfonnance has heretofore been
completed, al} other terms, covenants and conditions of the Original Lease shall remain unmodified and in full
force and effect. Landlord and Tenant ratify the Original Lease, as amended hereby.

14, Counterparts; Facsimile. This Amendment may be executed in counterpans, each of
which shall be deemed an origiral part and all of which together shall constitute a single agreement. Each party
hereto shall be authorized to rely upon the signatures of all of the parties hereto on this Amendment which are
delivered by facsimile as constituting a duly authorized, immevocable, actual, current delivery of this Amendment
with original ink signatures of cach person and entity.

[SIGNATURE PAGE IMMEDIATELY FOLLOWING]
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IN WITNESS WHEREOF, this Amendment is executed as of the date first written above.

LANDLORD:

CLPF-SEATTLE DISTRIBUTION CENTER, L.P.,
a Delaware Jimited partnership

By:  CLPF-Seettle Distribution
Center GP LLC, ils Genersl Partner

By: Clarion Lion Properties Fund Holdings,
L.P., a Delaware limuted ligbility company,
its Sole Member :

By: CLPF-Holdings, LLC, a Delaware limiled
iiability company, its General Partner

By: Clarion Lion Properties Fund Holdings
REIT, LLC, a Delaware limited liability
company, its Sole Member

By: ° Clarton Lion Properties Fund, LLC, a
Delaware limited liability company, its
Managing Member

By: Clarion Partners, LLC, a New York
limited liabiliry company, its Menager

By:
Name: Staccy Magee
Its: Authorized Agent

ORIGINAL TENANT:

LONGVIEW FIBRE COMPANY,
o Washington carporation

o KU,

Name: Richard H. Wollenbefg
ls: President, CEQ and Chairman of the Board

Aftest:
Name: Lisa J/McLaughlin
Its: Senior Vice President-]

TENANT:

LONGVIEW FIBRE PAPER AND PACKAGING, INC.,,

= Washingtoy corporation

By:
Name: ' Richard H. Wolienberg <
Its: President, CEQ and Chairman of the Board

Anest:
Name: Lisa J¥McLaughlin

Iis: Senior Vice President-Finance, Secretary and Treasurer

mnance, Secretary and Treasurer

g
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STATE OF WASHINGTON }
}ss.
COUNTY OF COWLITZ )

| certify that | know or have satisfactory evidence that the person appearing
before me and making this acknowledgment is the persan whose true signature appears
on this document.

On this _Lf day of June, 2006, before me personally appeared Richard H.
Wollenberg, and Lisa J. McLaughlin, to me known to be, respectively, the President, CEO
and Chairman of the Board and Senior Vice President-Finance, Secretary and Treasurer,
of Longview Fibre Company, a Washington comporation, the corporation that executed the
within and foregoing instrument, and acknowledged the said instrument to be the free and
voluntary act and deed of said company, for the uses and purposes therein mentioned,
and on oath stated that they were authorized to execute said instrument.

WITNESS my hand and official seal hereto affixed the day and year first
above written. -

oo ) et

Type or print name¥Rosemary Y. Purcell
Notary Public in and for the State of Washington,
residing at Longview

My commission expires: 3 25 ,ZM f

STATE OF WASHINGTON )
) ss.
COUNTY OF COWLITZ )

| certify that | know or have satisfactory evidence that the person appearing
before me and making this acknowledgment is the person whose true signature appears
~ on this document.

On this _/Lﬂaay of June, 2006, before me personally appeared Richard H.
Wollenberg, and Lisa J. McLaughlin, to me known to be, respectively, the President, CEQ
and Chaiman of the Board and Senior Vice President-Finance, Secretary and Treasurer,
of Longview Fibre Paper and Packaging, Inc., a Washington corporation, the corporation
that executed the within and foregoing instrument, and acknowledged the said instrument
{o be the free and voluntary act and deed of said company, for the uses and purposes
therein mentioned, and on oath stated that they were authorized to execute said
instrument. :

WITNESS my hand and official seal hereto affixed the day and year first

Type or print narfe: Rosemary Y. Purcell
Notary Public in and for the State of Washington,

residing at Longview 3.25- Mﬂd’

My commission expires:

LFC000928



